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BEFORE THE 

SURFACE TRANSPORTATION BOARD 

BNSF RAILWAY COMPANY 

ABANDONMENT EXEMPTION 

IN COOK COUNTY, 

ILLINOIS 

DOCKET NO. AB 6 

(SUB-NO. 482X) 

PETITION FOR EXEMPTION 

BNSF Railway Company ("BNSF") petitions the Surface Transportation Board ("STB" 

or "Board") to exempt, under 49 U.S.C. § 10502, from the prior approval requirements of 49 

U.S.C. § 10903, BNSF's abandonment of a 2.14-mile rail line located in Cook County, Illinois. 

I. PROPOSED TRANSACTION 

BNSF proposes to abandon its rail line located between Station 36 + 70, north of the 

Chicago Sanitary and Ship Canal Bridge, and Station 149 + 87, at the end of the track near 

Westem Avenue, in Cook County, Illinois (the "Line").' The Line traverses U.S. Postal Service 

Zip Codes 60608, 60623 and 60632. A map ofthe Line is attached as Exhibit A. 

Based on information in BNSF's possession, the Line does not contain federally granted 

rights of way. Any documentation in BNSF's possession will be made available to those 

requesting it. There are no stations on the Line. 

The Line is not mileposted. 



IL STATEMENT OF FACTS 

A. Background 

BNSF previously attempted to the abandon the Line in 1999. The Board, however, 

denied BNSF's petition for exemption. STB Docket No. AB-6 (Sub-No. 382X), The Burlington 

Northern and Santa Fe Railway Company - Abandonment of Chicago Area Trackage in Cook 

County, IL (not printed), served September 21, 1999. At that time, there were two active 

customers on the Line (Crown Steel Sales, Inc., and Litemational Cellulose, Inc.) that shipped 

well over 100 cars a year. Two then former customers, including Pure Asphalt Company ("Pure 

Asphalt"), also opposed BNSF's petition. 

Subsequently, BNSF leased the Line as well as other adjacent rail lines to Central Illinois 

Railroad Company ("CIRY"). See STB Finance Docket No. 33960, Central Illinois Railroad 

Company - Lease and Operation Exemption - Lines ofthe Burlington Northern and Santa Fe 

Railway Company at Chicago, Cook County, IL (not printed), served September 12, 2002. After 

the lease was terminated and CIRY went out of business, BNSF resumed service over the Line 

on an as needed basis. See STB Docket No. AB 1066 (Sub-No. 2X), Central Illinois Railroad 

Company - Discontinuance of Service Exemption - in Cook County, ILL (not printed), served 

August 18,2010. 

B. Revenues and Cost Data 

Pure Asphalt has been the only active shipper on the Line in the past five (5) years. Pure 

Asphalt's traffic primarily originates on the Union Pacific Railroad Company in Texas and is 

interchanged to BNSF in Chicago for a reciprocal switch fee. Also, Pure Asphalt's traffic 

volumes have been very low and sporadic. In 1997 and 1998, Pure Asphalt was not using rail 

service. More recently. Pure Asphalt received six (6) carloads in 2009, no carloads in 2010, four 



(4) carloads in 2011, and no (0) carloads in 2012.^ During the Base Year,^ BNSF earned no 

revenues from the Line. BNSF has experienced operating losses since it resumed operations 

over the Line due to the low volume of traffic and the fact that BNSF only receives a switch fee 

for Pure Asphalt's traffic. 

Attached as Appendix A is the Verified Statement ("V.S.") of Scott T. Long. As Mr. 

Long demonstrates, during the Base Year, BNSF earned no revenues from the Line. Mr. Long 

projects that BNSF will generate the same gross revenues in the Forecast Year as BNSF 

generated in 2011. Mr. Long has also calculated on-branch and off-branch avoidable cost for the 

Forecast Year. No costs are attributed to the Line during the Base Year. 

The on-branch avoidable costs utilized by Mr. Long are very conservative. For example, 

Mr. Long has included no costs for maintenance of way and structures in either the Base Year or 

Forecast Year. The Board and its predecessor have long recognized the appropriateness of 

considering normalized maintenance costs in instances of deferred maintenance. See Chicago 

and North Western Transp. Co. -Abandonment, 366 I.C.C. 373, 377 (1982)("Normalized 

maintenance is the amount needed for economic and efficient operation over the long term. *** 

We have, in the past, applied normalized maintenance calculations to actual maintenance figures 

and found that costs for normalized maintenance when compared to actual maintenance 

expenditures are indicative of deferred maintenance and are to be given consideration in 

determining whether or not the public convenience and necessity permit abandonment ofa 

line"). 

The Board and its predecessor found as reasonable per-mile normalized maintenance 

costs of $10,943 in STB Docket No. AB-33 (Sub-No. 156), Union Pacific Railroad Company -

^ The Line was embargoed on October 28, 2011, because of poor track conditions. 
^ The Base Year is the 12-month period ending September 30, 2012. 



Abandonment - In Harris, Fort Bend, Austin, Wharton and Colorado Counties, TX{noX printed), 

served November 8, 2000; $9,410 in STB Docket No. AB-33 (Sub-No. 261), Union Pacific 

Railroad Company - Abandonment - In New Madrid, Scott, and Stoddard Counties, MO (not 

printed), served June 17, 2009; $6,957 in STB Docket No. AB-564 Camas Prairie Railnet, Inc. -

Abandonment - In Lewis, Nez Perce, and Idaho Counties, ID (not printed), served September 13, 

2000; $6,029 in STB Docket No. AB-441 (Sub-No. 2X), SWKR Operating Co. -Abandonment 

Exemption in Cochise County, AZ (not printed), served February 14, 1997, slip op. at 5 ("We 

know from extensive experience that $6,000 per mile/per year is a reasonable figure for 

maintenance by a Class III railroad.")."^ 

In addition, Mr. Long has not included property taxes even though the real estate 

associated with the Line is valued at $3,330,000. 

As long as BNSF receives only a reciprocal switch charge for traffic moving over the 

Line, the Line will remain hopelessly unprofitable. Indeed, the more traffic that moves over the 

Line the more operating losses BNSF will incur. In 2011, BNSF generated an average of $195 

in revenues per car moved to the Line. As calculated by Mr. Long, the average avoidable cost 

per car during the Forecast Year is $899. Consequently, should Pure Asphalt tender BNSF 100 

cars at some fiiture date, BNSF would experience an operating loss of $89,900 ($899 X 100 = 

($89,900). 

C. Condition of the Line and Net Liquidation Value 

Attached as Appendix B is the V.S. of Arthur M. Charrow. Attached as Exhibit 1 to Mr. 

Charrow's V.S. are several photographs ofthe portion ofthe Line used to serve Pure Asphalt 

^ The Board made that finding in 1997. Since then, rail line maintenance costs have risen 
significantly. 



("Pure Asphalt Segment"). As these photographs depict, the Pure Asphalt Segment is inoperable 

and in substantial need of rehabilitation. 

Mr. Charrow estimates that the cost of restoring the Pure Asphalt Segment to FRA Class 

1 standard is $650,000. That segment ofthe Line needs tie replacement on various segments of 

the Line, the installation of track panels, surfacing, replacement of a tumout, the renewal of a 

street crossing and installation of new signal cables. Mr. Charrow identifies the cost of each of 

those items. 

Mr. Charrow estimates that the net liquidation value ofthe Line is $3,330,000, consisting 

of $0 for the net liquidation value of the track and track materials and $3,330,000 for the real 

estate. The real estate value is based on two valuation reports prepared by Colliers Intemational 

Valuation & Advisory Services ("Colliers"). Given Pure Asphalt's expressed interest in filing an 

Offer of Financial Assistance, BNSF requested that Colliers value separately the Pure Asphalt 

Segment and the remainder ofthe Line. Copies ofthe two reports are contained in Volume 2 of 

this Petition. 

D. Opportunity Costs 

Opportunity costs reflect the economic loss experienced by BNSF from forgoing a more 

profitable altemative use ofthe assets associated with the Line. Pursuant to Abandonment 

Regulations - Costing, 3 I.C.C.2d 340 (1987), the opportunity cost of road property is computed 

on an investment base equal to the sum of: (1) allowable working capital; (2) the net liquidation 

value ofthe Line; and (3) current income tax benefits (ifany) resulting from abandonment. Mr. 

Long determines that the annual opportunity costs associated with the Line are $595,187. Mr. 

Long also estimates a Forecast Year Loss of $598,781 and a subsidy payment of $1,248,789. 



E. Summary 

In summary, the Line is in extremely poor condition and in need of substantial 

rehabilitation. The Line has been embargoed biecause the revenues generated from the Line for 

many years did not come even remotely close to covering the normalized maintenance cost much 

less the other costs associated with serving Pure Asphalt. 

BNSF's projected operating loss in the Forecast Year is $3,594 which is very similar to 

the operating loss experienced in 2011. The projected economic loss in the Forecast Year is 

$598,781 .̂  Had BNSF rehabilitated the first mile ofthe Line so that service to Pure Asphalt 

could have continued, the operating loss would have swelled to $653,594.^ 

BNSF simply cannot afford to spend $650,000 so that it can incur annual operating losses 

of $3,594 and forego annual opportunity costs of $595,187. 

IIL EXEMPTION REQUESTED 

BNSF seeks an exemption under 49 U.S.C. § 10502 from the applicable requirements of 

49 U.S.C. § 10903 to permit BNSF to abandon this 2.14-mile rail line. 

Under 49 U.S.C. § 10502, the STB must exempt a transaction from regulation when it 

finds that: (1) regulation is not necessary to carry out the rail transportation policy of 49 U.S.C. 

§ 10101; and (2) either: (a) the transaction is of limited scope; or (b) regulation is not necessary 

to protect shippers from the abuse of market power. 

The legislative history of Section 10502 reveals a clear Congressional intent that the STB 

should liberally use its exemption authority to free certain transactions from the administrative 

^ Operating loss of $3,594 plus opportunity cost of $595,187. 
^ Operating loss of $3,594 plus rehabilitation cost of $650,000. Actually, the estimated operating 
loss is significantly understated because the bridge over the Chicago Sanitary and Ship Canal, 
which must be traversed in order to serve Pure Asphalt, would have required about $260,000 in 
repairs. 



and financial costs associated with continued regulation. In enacting the Staggers Act of 1980, 

Pub. L. No. 96-448, 94 Stat. 1895, Congress encouraged the STB's predecessor to use liberally 

the expanded exemption authority under former Section 10505: 

The policy underlying this provision is that while Congress has been able to 
identify broad areas of commerce where reduced regulation is clearly warranted, 
the Commission is more capable through the administrative process of examining 
specific regulatory provisions and practices not yet addressed by Congress to 
determine where they can be deregulated consistent with the policies of Congress. 
The conferees expect that, consistent with the policies ofthis Act, the 
Commission will pursue partial and complete exemption from remaining 
regulation. 

H.R. Rep. No. 1430, 96̂ ^ Cong. 2d Sess. 105 (1980). See also Exemption From Regulation -

Boxcar Traffic, 367 I.C.C. 424, 428 (1983), vacated and remanded on other grounds. Brae Corp. 

V. United States, 740 F.2d 1023 (D.C. Cir. 1984). Congress reaffirmed this policy in the 

conference report accompanying the ICC Termination Act of 1995, Pub. L. No. 104-88, 109 Stat. 

803, which re-enacted the rail exemption provisions as Section 10502. H.R. Rep. 422, 104* 

Cong., 1''Sess. 168-69(1995). 

A. The Application of 49 U.S.C. § 10903 Is Not Necessary to Carry Out the Rail 
Transportation Policy 

Detailed scratiny of this transaction is not necessary to carry out the rail transportation 

policy. An exemption would minimize the unnecessary expenses associated with the filing of a 

formal abandonment application, expedite regulatory decisions and reduce regulatory barriers to 

exit [49 U.S.C. § 10101(2) and (7)]. See, e.g., Norfolk & W. Ry. Co. -Abandonment Exem. -

Cinn., Hamilton County, OH, 3 S.T.B. 110 (1998); STB Docket No. AB 367 (Sub-No. 2X), 

Georgia Central Railroad, L.P. - Abandonment Exemption - In Chatham County, GA (not 

printed), served September 17, 1997 {''Georgia Centrar). By abandoning the Line, BNSF will 

be able to avoid the significant opportunity and rehabilitation costs as well as the out-of-pocket 



expenses associated with retaining this undemtilized Line. For well over 15 years, no traffic has 

moved over the portion of the Line north and east of Pure Asphalt and the volume of traffic on 

the first mile ofthe Line has been very limited in recent years. Granting the exemption will thus 

foster sound economic conditions and encourage efficient management. 49 U.S.C. § 10101(5) 

and (9). See, e.g., STB Docket No. AB 497 (Sub-No. IX), Minnesota Northern Railroad, Inc. -

Abandonment Exemption - In Red Lake and Polk Counties, MN (not printed), served November 

14, 1997; STB Docket No. AB 318 (Sub-No. 4X), Louisiana & Delta Railroad, Inc. -

Abandonment Exemption - In Lafourche and Assumption Parishes, LA (not printed), served 

August 26, 1997. 

Other aspects of the rail transportation policy are not adversely affected. For example, 

competition and the continuation of a sound rail transportation system are not affected as the 

only customer on the Line, Pure Asphalt, apparentiy has been utilizing other modes for the vast 

majority ofits traffic. 

B. This Transaction Is of Limited Scope 

In determining whether a proposed transaction is of limited scope, the Board considers a 

variety of factors, such as the length of the rail line, the number of shippers on the line and the 

traffic volume. See, e.g.. Docket No. AB 6 (Sub No. 349X), Burlington Northern Railroad 

Company - Abandonment Exemption - In Greene and Polk Counties, MO (not printed), served 

August 27, 1993; Docket No. AB 347 (Sub-No. IX), Florida West Coast Railroad Company -

Abandonment Exemption - Gilchrist and Levy Counties, FL (not printed), served January 16, 

1992. 

The proposed transaction is clearly of limited scope. BNSF is seeking to abandon a 2.14-

mile line. The Line has had only one active customer for over five (5) years. Since BNSF 

10 



resumed operations on the Line, the volume of traffic has been very limited. The shortness of 

the Line, the fact that only one active customer remains on the Line and the extremely low 

volume of traffic moving over the Line demonstrate the limited scope of the proposed 

abandonment. See, e.g.. Docket No. AB 397 (Sub-No. 3X), Tulare Valley Railroad Company -

Abandonment Exemption - In Tulare And Fresno Counties, CA (not printed), served Febmary 9, 

1995. 

C. This Transaction Will Not Result in an Abuse of Market Power 

The last remaining customer on the Line is Pure Asphalt and apparently it uses other 

modes for the vast majority of its traffic. Therefore, regulation is not necessary to protect 

shippers from an abuse of market power. See, e.g., STB Docket No. AB 55 (Sub-No. 576) CSX 

Transportation, Inc. - Abandonment Exemption - I n Guernsey County, OH {not printed), served 

November 22, 1999; STB Docket No. AB 55 (Sub-No. 563X), CSX Transportation, Inc. -

Abandonment Exemption - In Harrison County, ^^^(not printed), served September 25, 1998; 

Georgia Central. 

Pure Asphalt may well again oppose the abandonment ofthe Line. Any increase in 

traffic projected by Pure Asphalt would only lead to increased losses to BNSF if BNSF merely 

receives the reciprocal switch fee. In any event, the Board and its predecessor have consistently 

rejected speculation about fiiture traffic as a sound basis for denying the abandonment of an 

otherwise unprofitable rail line. See, e.g., STB Docket No. AB-433X, Idaho Northern & Pacific 

Railroad Company - Abandonment Exemption - In Wallowa and Union Counties, OR (not 

11 



printed), served April 16, 1997 {''Idaho Northern'');'^ STB Docket No. 290 (Sub-No. 260X), 

Tennessee Railway Company - Abandonment Exemption - In Scott County, TN (not printed), 

served June 17, 2005 {"Tennessee'');^ STB Docket No. AB-6 (Sub-No. 370X), Burlington 

Northern Railroad Company - Abandonment Exemption - Between Mesa and Basin City, 

Franklin County, WA (not printed), served January 27, 1997; Docket No. AB-290 (Sub-No. 

122X), Norfolk and Western Railway Company - Abandonment Exemption - In Randolph, 

Macon, Adair, and Schuyler Counties, MO, and Davis, Appanoose, and Monroe Counties, lA 

(not printed), served September 17, 1993; Docket No. AB-55 (Sub-No. 413X), CSX 

Transportation, Inc. - Abandonment Exemption - In Webster County (not printed), served May 

29, 1992. Also, a shipper, such as Pure Asphalt, "may not insist upon the maintenance ofa 

burdensome line solely for its own benefit." Busboom Grain Company, Inc. v. ICC, 856 F.2d 

790, 795 (7'''Cir. 1988). 

ENVIRONMENTAL AND HISTORIC REPORTS 

The Environmental Report and the Historic Report containing the information required 

by 49 C.F.R. §§ 1105.07 and 1105.08 were forwarded to the Board on April 3, 2012. 

CERTIFICATES OF SERVICE 

The Certificate of Service of the Environmental and Historic Reports is attached to the 

Petition as Exhibit B. The Certificate of Service for this Petition for Exemption is attached as 

Exhibit C. 

^ In Idaho Northern, the Board granted the abandonment even though a lumber mill had 
projected a total of 2,102 outbound movements of lumber and wood chips annually. In granting 
the abandonment, the Board found the traffic projections speculative but also noted that the mill 
had been utilizing tmck service to deliver the finished products.. 

Citing Idaho Northern, the Board, in Tennessee, noted that under its precedent "mere 
speculation about fiiture traffic is not a sound basis upon which to deny an abandonment." 
Tennessee, slip op., at 4. 
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CERTIFICATE OF PUBLICATION 

The Certificate of Publication is attached as Exhibit D. 

FEDERAL REGISTER NOTICE 

A draft Federal Register notice is attached to this Petition as Exhibit E. 

LABOR PROTECTION 

The interests of railroad employees who may be adversely affected by the proposed 

abandonment will be adequately protected by the labor protection conditions in Oregon Short 

LineR. Co. -Abandonment- Goshen, 360 I.C.C. 91 (1979). 

IV. CONCLUSION 

Application ofthe regulatory requirements and procedures of 49 U.S.C. § 10903 is not 

required to carry out the rail transportation policy set forth in 49 U.S.C. § 10101, as previously 

described in this Petition, nor is STB regulation required to protect shippers from an abuse of 

market power. Moreover, this abandonment is of limited scope. Accordingly, BNSF 

respectfiilly urges the Board to grant this petition. 

Courtney B. Estes 
General Attomey 
Tyler White 
Assistant General Attomey 
BNSF Railway Company 
2500 Lou Menk Drive, AOB-3 
Fort Worth, Texas 76131-2828 

Respectfiilly submitted. 

'M. 
Karl Morell 
Of Counsel 
BALL JANIK LLP 
Suite 225 
655 Fifteenth Street, N.W. 
Washington, D.C. 20005 
(202) 638-3307 

December 21, 2012 
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LETTER OF TRANSMITTAL 
COUEHS NTCFmAIIOHAL 
VUUUKM ( AOVttOftT SEHVCES 

IKLBfiiMSaMi 5 4 » l » 
Ok^iL«aia2iJa,ik 
IM|ll<131JHf*1f7 
" J •1113177QBaa 

An 

Colliers 

Septembei 10 2011 

B\SF Railway Company 
CO Roger ScMwirignanfrier 
Jon«i Lang LBSAI I* 
41Q5 N Le'inglan Avpnua SurleSOO 
Afdan Hills MN 55128 

ftE: Former BSNF Rail Corridof 

W 35in Slreel t oW 3131 Street 
Chicago, lilmoift 60623 

Colliers File « G120304 

Mr Schwnghammer 

Tliia appraisal report i5 inTenaed to sattafy ihe scope of worti fiTid requlrernenia Bgre*d upon by Jonet Lang 
LaSa^^B ana Colliers IniernalionaJ Valuation & AflvisOfy Services The date of tliis repofl i» September 10, 
2012 At Ihe requ^ t of the client Ihtft appfBiBaj i5 presentHl in a Summarv appraisal format a« denned by 
USPAP Standards Rule 2'2fb] Thit ftrmat provides a summary descnption of the apprattal process aut^ect 
and market data and valualion analyses 

The purpose o* this appraisal is to develop an opinion of the Across the Fence Value o ' tho subject prooerty's 

fee Simple (merest The following laoie conveys the final opinion of ATF value of Ihe subject propefiy that is 

developed within thrs appraisal report 

tf*lUE TYPE 
AIV V jiue 

INfEHE^I APPRAISED 

•i-f- S "Ipie 

DAT£ OF VALUE 
July J3 2f l i : 

VAIOE 
| 1 1 ^ 1100 

The subject IS a portion of an inactive BNSF railway comdor that traverses from a point north ot the Chicago 
Rivef (South Branch) and east of West 35th Street to a point near West 3lst Street in the City of Chicago Th« 
comdor LS inactive and bypasses several aoulting parcels zoning distncls and uses all of wnich are industnal 
in nature The subject has a ictal estimated land ^ e a of 2iO 768 SF \4 54 AC) The land area is estimated 
bBftod on surveyE provided by BNSF 

The analyses opir^ions and conclusions communicated wilhin itTis apprasal report were developed based 
upon friy interpretaTjon of the requirements and guidelines of the current Unifom^ Slandads of Professional 
Appraisal Practice jUSPAP* the fequirementa of ihe Code o' Professional Elhics arvJ the Standards o* 
Professional Appraisal Practice of the Appraisal Institute 

^ m m h * ^ « d • iiMiM «<• H C ^ H 



CJhTiMil i OflDlOl 

The repofl m its entirety including all assumptions and limiting conditions is an rntegral pwl of and 
inseparable from this letter USPAP defines an Erfraordmary Assumption as an assumption directly related 
to a specific assignment which if found to be false could alter the appraisers opinions w conclusions USPAP 
defines a hypothetical Conditton as that wt̂ ich is contrary to what oflSts but is apposed for the purpose of 
analysis ' 

The EKlraordinary Assumptions and/or hypothetical Condition^ that were made dunng the appraisal process lo 
arrive sn my oomion of value are fully di^cusseo below I advise the client to consider these issues carefully 
Qiven the intended use of this appraisal as this use might have affected tne assignmer^t resutts 

EXTRAORDINARY ASSUMPTIONS 

The subject s land areas were provided by the BNSF and are assumed tc be accurate 

No title report ^ras provided Discussions with ihe client indicate QN5F hdds fee simple ownership over the 
Subject of This report Fee Simple owr̂ er&hip is assumed 

HYPOTHETICAL CONDITIONS 

No Hypolheticai Conditions were made for this assignment 

The Signature bolow indicates my assurance to 1t>e client that the development process and evtent of analysis 
for ifMs asBignme^M adhere to the scope requirements and inlended use of the appraisal If you have any 
specific questions or concerns regarding the attached appraisal report, or if Colliers International Valuation & 
Advisory Services can be of additional assistance please contact the individuals listed beic"*. 

SincBT Îy, 

COLLIERS INTERNATIONAL 
VALUATION & ADVISORY SERVICES 

Jeremy Waning MAI MRCS 
Managtng Director | Chicago 
Certrried General F̂ eal Estate Appraiser 
State of Hiinots License #5^001377 
*1 3l2fl02615T 
)eremy wallingQ colliers xom 
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LOOKINGSOUTHWESTERLYALONG SUBJECT FROM 31'^ STREET 

g r i S NOTED THAT REMAINING PORTIONS OF SUSJECT COULD NOT PHYSlCALLV BE IT^SPECTEO) 



PROPERTY IDENTIFICATION 

The subject •* a porlhon of an inactive BNSF railv^ay comdor that traverses from a point north of the Cfiicago 
RiverfSouthBranchfandeast of West 35Wi Street, to a point near West 31st StreeHn the City of Chicago The 
corndor is inactive and bypasses several abutting parcels zoning distncts and uses all of which are industnal 
in nature The subject tias a total estimated land area of 210.766 SF (4 64 ACj The land area is estimated 
baaed on sun/eys provided by BNSF 

The entirety ofthe subject appears lotte tan evempr and a detailed legal descnption w » not provided, 

CUENT IDENTIFICATION 

The client ofthis specific assignmeni is BNSF RaiHvay Company c/o Jones Lang LaSalle. 

PURPOSE 

The purpose of this appraisal is to develop an opinion of the Across the Fence (ATF) Value of the subjecl 
properly s fee simple mtefest 

INTENDED USE 

The intended use of ttiis apprttstf Is to assist the client in maHir>g internal business decisions related to this 
asset 

INTENDED USERS 

Intended users of this reprxi include Jones Lang LaSalfe and BNSF Railway Company 

ASSIGNMENT DATES 

Date of Report September 10. 2012 
DateDflnspection Juiy23 2012 
Valuation Date • As-b Jufy 23. 2012 

PERSONAL INTANGIBLE PROPERTY 

No personal property or intangitjie items are IrdtxJed in this valuation 

PROPERTY AND SALES HISTORY 

Current Owner 
A title report has not been provided Ownmshlp Of the subject property Is assumed to be vested In BNSF 

Three'Year Sales History 
The subject nas not soia m the lasl three years 

Subjecl Sale Status 
Tr̂ e Subject ^i not currently listed fî r sale 

DEFINFTIONS 

This section summarl2es t t^ definitions of value property nghts appraised and value scenanoa that are 
applicable for this appraisal assignment All other applicable definitions lor this asvanrnent »e located m tha 
Valuation Glossary seciion of the Addenda 

DEFINITIONS Of VALUE 

Given Ihe scope and intended use ofthis assignpnent, the deAnition of ATF Valuers applicable 

Across the Fence <ATF) is defined aa 

I n Ihe valuation of real estate corndors fhe value concluded based on a companson with adjacefit I w l s 
before the consideration of any otr>er adjustmeni factors The ATF value accounts for location and market 
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cor^itior^s Accordingly this is an intermediate value without tor pnor loi Ihe consideration of the corridor 
factor ^Appraisal Institute The Dictionary of Real Estate Appraisal Fourth Edition Chicago 2D02 p 5) 

PROPERTY R1GKT5 APPRAISED 

The property nghts appraised constitute the fee simple interest 

VALUE SCENARIOS 

The vduation scenano developed m this appraisal repon include the ATF Value 



INTRODUCTION 

The appraisal developn^ent and reporting probMaes requires gathering and analyrir^ information about those 
assignment dements necessary to properly Identify the appraisrt problem lo be solved The scope of work 
decision must include the rnearch and analyses that are necessary to develop credible assignmer-ii results 
given the intended use of the appraisal Sufficient information includes disclosure of research aod analyse* 
perfomied and might also include disclosure of research and analyses not perfonried The scope of vrork for 
this appraisal assignment is outl<ned below 

• The appraiser analyzed the r^ional and rocal area economic profiles Including employment population 
household income and reai estate trends Tne local area was furlher studied to assess ih« general quality 
and condition and emerging development irenda ior the real estate rnarket The immediate maiKet area 
was inspected and examined to consider eKTemal influences on the subject 

• The appraiser confirmed arti analyzed legal and physical features of the subject property including sizes of 
the site. fk>od plain data seiainic zone, zoning access and exposure of ttie site, 

• The appraiser completed induslnal mangel analysis thai included market and sub-markef overviews The 
Ctiicago market and South Chicago suD-marttet overviews analyzed supply/demand conditons uSing 
vacancy absorption supply change and rerM change statistics Conclusions were drawn regarding the 
subject property s corripetilivQ posJtion given its physical and locational characteristics, the prevailing 
econoniic condibons and external influences. 

• The appraiser conducted Highest and Best Use analysis and cor^clusions were drawn for the highest and 
best use oflhe subject property As-Vacant Tne analysis considered legaJ. locatjonaj. phys-cal and financial 
feasibility characteristics of the subject site 

• The appraiser eonfinned and analyzed financial features of the subject property including potential 
entitlement issues 

• Selection of valuation mFftnoos considered scope requirements v>d the intended use of the app^ai^ai This 
appraisal developed the Sales Companson Approach lo value which was adjusted and reconciled as 
appropriate The appraisal develops an opinion of the ATF Value of the subject property s êo simple 
interest 

• Prepaiationoflhis appraisal m a Summary formal as ir>dicaied in USPAP Standard 2 

• I understand the Competency Rule of USPAP and the author of this report meets the standards. 

• Felicia dell pniwded significant real property appraisal assistance to appraiser signing this certiPcation, 
Assistance included gathering anaiyzmg and reporting regional and local area information confirming and 
analyiCing the subject s zoning and confirming some of the cornparable data used for this analysis 
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SOURCES OF INFORMATION 

The follcming sources were contacted to ootam relevant information 
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REGIONAL ANALYSIS 

The Chicago-Naperville^oliel IL-IN-Wl MSA is located along the southwestern shoreline of Lake Michigan In 
Ihe northeastern section of the state of Illinois the northwestern comer m the state of Indiana and the 
southeastern section m the state of Wisconsin The 14 counties that make up the MSA include Cook. DeKaib 
DuPage Gnjndy Kane Kendal Laite McHenry and Will m Illino'S Jasper Lake Newton and Porter m 
Indiana and the county of Kenosha m Wisconsin As typical of a Midwest location the Chicago MSA 
experiences the disimct changes Of Ihe seasons hot humid summers cold sncwy and windy winters with 
springs and autumns itiat fluctuates between sunny and mild to volatile temperature fluctuations 

U— ttf 

- * • -

Eeotwmy 
With a population of approximately 9 7 milljon the Chicago MSA is the 3rd meat populaieo MSA m the US -
trailing V place Ne^ York by over 9 million and 2^' place Lo* Angeles by 3 million The Chicago MSA enjoys 
an expanded economy based on finance insurance printing and publishing manufactunng. and food 
processing Over 400 major corporate headquarters make their homo m the Chicago MSA with 27 of the 3i 
Fortune 500 companies situated m Illinois artiong them Most notably are Walgreens Boeing Kraft Foods 
Sara Lee Allstate Discover Financial Services Off!ceMan and United Continental Holdings Moody s Investor 
Services notes that every economic sector from nsk management innovation to manufactunng to information 
techr>ology and ro tiealth servicer are present and are Hey players m Chicago. 

SirKe Its founding Chicago has been an important transportation and distnhuiion point wilh an eutensive 
iridustnai base utilinng Chicagos inland port Even as the city becomes one the nations busiest aviation 
centers iChicagos O'Hare International Airport is now rated the third txjsiest airport m the world with an 
estimated 66 665 390 passengers in 2010 reflecims a 3 3% incroaae from 2009), 50% of U S. rail freighi 
continues lo pass ttirough Chicago 

The Loop or Chicago Loop is the histonc commercial cenier with theater and shopping for downtown Chicago 
IS the second largest commercial business distnct m [he Unites States after Now YorV Citys Midtown 
Manhattan Company headquarters wiihin this district include CHASE Bank United Aid ines United Continen I al 
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Holdings Blue Cross and Blue Shield Association Sidley Austin Morton Salt aa well as the Chicagoland 
Chamber 0'Commerce and over 20 foreign consulates In addition the Loop serves aa the seat of government 
for the city of Chicago and Cooi* Counly, 

In addition lo multi-billlon corporations universities hospit^s and public sector entities Tocaied v^thin the 
Chicago MSA smaller businesses still continue to make up a large percentage of the local employment 
picture A 2011 report issued by the U S Census lists 237 245 established businesses m the Chicago MSA 
Idown 5 350 fnsm last year s reporti Of these businesses 276 companies employed 1 000 people or more 
whereas 173 945 businesses employed i-9 people representing 73% of all businesses listed These figures 
reject the impact and importance of srriall ousmess m the local economy 

Key Maritet Indicators 
CoSlar a commercial real estate information company publishes ^ajytic survey reports for various counties 
regions and major metropolitan areas throughout the U S The foilcnving mhxmalion provided includes hey 
facts garnered from those reports 
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According to CoStar s current 4*̂  quarter reading the Chicago MSA Ir^uslnal Market has a vacancy rate of 
11 S% CoStar surveyed 1 149 657 701 SF m 21.604 buildir^gs with 131 697 BO? SF of available space Net 
absorption for the overall industnal market was positive B 481 930 SF The average quoted asking reniai rate 
for available industnal space was S4 87 per square foot per year 

The quarterly reading of the Chicago MSA Office Market Analytics reported a vacancy rate of 14 B% Costar 
sun;eyed 453 491 009 SF m 12 291 buildings with 67 135 112 SF of available space Net absorption for the 
overall MSA office maritet was positive 2 621.551 SF The average quoled asking rental rate for available 
office space was S22 63 per square foot per year 

The Retail Market had a vacancy rale of 6 5% in Ihe 4̂ ^ quarter Costar surveyed 494,678173 SF m 33 762 
properties with 42 19S 03B SF ol available space The net absorption for the overall tfw MSA retail market was 
positive 1 738 TBO SF The average quoted asking rental rale for available retail space wa& S16 11 per square 
foot per year. 
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UbOT 
The U S Department of Labor reported a year-over-year job growth of 12 800 jobs (0 2%) within the overall 
nonfarm employment sectors for the Chicago MSA although 6 out of the 11 work sectors reported losses Job 
gains occurred m the Professional and Business Services industry up 15 500 (2 5%) Trade Transportation 
and Utililies industry up 7.600 jobs (1 0%J. Education and Health Services industry up 3 700 ^obs 10.7%). and 
ManufacTunng up2700 jabs {0 8%) Lossesoccuned m Construction down 300 jobs (0 3%J Information down 
5 500 jobs (7 5%) Financicd Activities down 2 500 lobs (1 0%), Leisure and Hospitality down 1 700 jobs (0.5%), 
Other Services down 2 300 jobs (1 4%) and Government dcpwn4 400jobs(0 9%). 
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Total employrnent fxas decreased annually over tne past decade m the state of Illinois arnl the metropolitan 

area by 0 1 ^ From 2010 lo 2011 unemployment decreased m Illinois by 70 bps moving from 10 5% to 9 8%, 

and by 60 bps in the metropolitan area moving from 10 4% to 9 6% 
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The MSAs May 2011 unemployment rate was 9 9% Since thai time, monthly unemployment rales have 
nuciuBlod but the most recenl unemployment statistics tar Apnl 2012 ir>diCBle an unemployment rate of 9 0% 
which IS a decrease of 90 bps ov^ the past year and indicates improvements m the local job marliet Please 
nole that employment figures are not-season ally adjusted m this anafysis 

UNEMPLOYMENT RA TBS 
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UOA m S1%||1% 7rik 7t% »9% 71% 1 ^ ir^:13% 7J\ T4\ 

« *n'i03%;n4% «)% u%' i s%,»^ t n i rs sn ,»4 \ tax 
iK* (rv ^u*^^Dt^-flis'99\ * r \ ss\ I3^ i r v ' f P . »o^ SON 

The growing trend in employment is m the health care and education sectors According lo the Department of 
Labor, these two industnes have increased by 120.300 jobs over the past decade within the ChiciBO 
MSA Advocate Health Care provides care for more cancer and pediatric patients than any other health 
sysiem m iilmots Named as one of Ihe nations top 10 health systems by Thompson Fteuters Advocate 
operates the largest trauma network in Illinois has more than 250 sites throughout the stale ana empioys 
2fi,DO0 in the Chicago Metropolitan area alone 

JP Morgan Chase through its Chase subsidiary is one of the Big Four banhs of the United Stales and is 
headquartered m ihe 60-story Chase Ttw^ai in the Chicago Loop Area housing its U S ar>d Canada 
commercial and retail baniting headquarters here The building is also the headquarters o* E-nelon a utilities-
holding company with approumately 5 000 employees 
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Qamographics 
Accordir>g to Esri a Geographic Information System (015) Company ttie CnicaQD-Jcliel-Naperville, IL 
metropolitan area has a 201Q total population of 9 739 919 and has ejtpenenced an annual growth rate of 0 7% 
for the past decade which is higher than Ihe Illinois annual growth rate of 0 5% over this timeframe The 
melrapdilan area accounts for 74 4% of Ihe total Illinois population (13 089 7261 Within the metropoliian area 
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the population d«n»Hy is 1,351 people per square mile compared to the Icwer Illinois population density of 235 
people per square mile and the lower United States population density of 88 people per square mile 
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The 2010 median age for the metropolitan area is 35 4 whicn is 4 5% younger than the United States median 
ago of 37 0 for 2010 The metropolitan area is antidpaled to see the median age to grow by 0 1 % annually 
over the ne:<t five years increasing The medan aQB to 15 5 by 201& 
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The 2010 average household size for the metropolilan area is 2 7 which is 5 A% larger than tt^e United Slates 
average household size of 2 6 ^ 2010 The metropolitan area is anticipated to see Ihe average household 
size remain stable at 2 7 through ?D15 
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The Chicago-Joliet-Naperville IL melropdiian area has a 31 9% renter occupied marVet ccnpaied to th« 

lower 29 9% In Illinois and the lower 30 1% in thie United States 
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The 2010 median household income for the metropolitan area is M5.796 which i t 20 9% higher than the 
United States median household income of S54 442 The median household income for the metropolitan area 
IS projected to grow by 3 1% annually over the neici fva year^ raising the median household income to 
$76 69^ by 2015 As is ofien the case When Ihe median household income rates ar̂ e higher than Iha national 
average the cosl of living inde* is higher also According lo the American Chamber of Commerce Researchers 
AssociaiLon (ACCRA) Cost or Living Index the Chicago-Naperville-Joliel MSAs cost of iiving is 114.4 
compared lo the national average score of 100 The ACCRA Co*i of Living Indea compares grocenes housir>g, 
utilities, transponation. health care and miscellaneous goods and services for over 300 urban areas 

Ml DIAN HUUSEHQtO INCOME 
YEAn 
aii« 
aan 
CAOn 

Ub 

1M442 

: i \ 

L 

IM2S* 
am 0)4 

: -K 

CBS A 

^ ' \ 
! • Ot OdVWVI ' ^iuttP V 

Education 
Ranked among the top National Universities" m the US by US News & World Report Chicagos top 
universities mclude Northwestern University, UniTOroily of Chicago. Loyola University Chicago DePaul 
University lllinwa Institute of Technology and University of Illinois at Chicago These anO other loc i 
institutions of higher education contnbute lo creating a world cohter of learning and research. 

The University of lliino«a Chicago and the University o* Chicago are among the lop employers in the area and 
have a combined employment of over 20 000 With 26 000 students attending the University of Illinois Chicago 
arxJ over 15 000 attending ihe University of Chicago these institutions of higher learning add to the ovtrol 
impact of the local economy. 
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Within the Chic ago-Jdiet-N ape rvil I e ILmrtropoliian area 34% (3,221.998) of the loul population (9 739.919J 
has a four year college degree or higher, compwad to the lower 30% in Illinois and the lower 2B% m the United 
Stales 
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REGIONAL SUMMARY 

In summarv and aside from the employment issues that continue to impact most of the USA the Ctiicago MSA 
has a diverse culture and tJuomess climate with a workforce that combines and unites to create and maintain 
an economic stronghold in Amenca s heartland while having the ability to affect regions not only locally but 
nationally and internaiionally 
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INTRODUCTION 

In this section of the report I provide details about the local area and descnbe the influences that Dear on the 

real estate maniet as well as the subject property A map of the local area rs presented on the prior page 

Below are -nsights mto the local area based on fiddwork interviews demographic data and expenence 

working in Ihis marliet A demographic study of the area is presented along the right side of the page, sourcad 

by Site To Do Business [STDB Online} an on-line resource center that provides iriformatJon used lo analyze 

and compare the past present, and future trends of properties and geographical areas 

LOCAL ARE A PROFILE 

The subject properly is located m Chicago Illinois within 
Cook County More specifically the subject Is located withm 
the Little Village (or South Lawndalel neighborhood on 
Chicagos southwest side The area is bordered by Western 
Avenue [east) Cicero Avenue (west) Ogden Avenue (norlhl 
and Ihe Stevenson Expressway/interstate 55 (south] The 
area is urban in nature 

Transportation Routes 

Puplic transportation is provided by the Chicago Transit 
Auihonty ICTA) The Pmk line subway services the area 
(running along Cermah Road and terminating at 54" Street) 
tfongside numerous pubhc Ous routes Pnmary vehicular 
access to the area is via 1-55. C e r m ^ Road and 26" Street 
(east/wesi^ and California Avenue Kedzie Avenue Pulaski 
Road and Cicero Avenue (north/south) Lastly commercial 
IraniJt la conducted via the extensive rail lines that feed into 
the BNSF Clyde Yard facility to the west m Cfcero Illinois and 
the BNSF Corwilh intermodal facility located slightly south 
across 1-55 Ih Archer Heights 

Economic Factors 

The area is approximately three miles southwest of Chicagos 
central business distncL which is the economic center of the 
nation's third largest market area The largesE employer in tr>e 
more local area is Cook County given tne presence of the 
Cook County Courthouse and Correctional Facility complen 
near 26'" Street and California The area wesi of the Cook 
Couniy complei along \Nes{ IS"" Street is dominated by 
restaurants and retailers who cefeprate the community s 
Mexican hentage Two annu^ events thai draw sizeable 
crowds and are strong economic dnvers are the three-day 
Cinco de May Fastivaf and the Little Village Arts Festival held 
in Octooer Tne southern portion of the area is pnmanly 
industnal users concentrated along the Interstate 55 industnal 
corridor 
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IMMEDIATE AI^EA PROFILE 

This section discusses uses and developmenl trends in the 
immediate area that directly impact the performance ar>0 
appeal of the subject property 

Predominant L^nd Uses 

The northern portion D^ the area consists pnmanly of sir>gle-
family and low-rise multifamily residential uses Con^mercial 
and retail uses serving the area are scattered along anentfa 
such as Pulaski Kedzie California Cermak and Ogden 
Hcrwever the most notaOle commercial comdor is along 26" 
Street with its renowned Memcwi eatenes The Cook County 
Courthouse and Con ection al Complex encompasses 
approximately 96 acres south of 26"'' Street between 
Sacramento Avenue and jUst west of Wesiern Avenue The 
complejr reportedly contains the largest jail m the United 
Stales as well as a cnmmai courthouse ar>d vanous county 
shenff and correctional facilities The southem portion of Ihe 
area is influenced Dy heavy industnal uses which are part of 
the Interstate 55 industrial comdor that extends well beyond 
the neighborhood boundanes m each direction The industnal 
inventory consists primarily of older manufacturing and 
warehouse facilitiea 
SUBJECT PROPERTY ANALYSIS 

The following discussion draws context and an^ysis on hnv 
the suhiecl property is influnncM] try the local and immediate 
areas 

Subject Property Analysis 

The uses ^Q^acent to the property vary given the subjects 
length but are predominantly industnal or governmental in 
nalure The commercial ana residential appeal of the subject s 
adjommg parcels is generally considered negligible 

Access and Exposure 
Access to the immediate area is average nofing provtmlty to 
Interstate 55 with access points at Western Avenue California 
Avenue and Pulaski Road The sutiject has several access 
pants near its intersection vwith several roadways in ttie area 
The subject s exposure from varies given its shape ^ d length 
while sites adjoining the properly generally have average 
exposure with clear street visibility 

Subjecl Conclusion 
Trends m me local and immediate areas as well as adjacent 

uses indicate on overall average eKiempi influence for the 
subject 
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SUMMARY 

Overall the condition and appeal of the market area ranges from below average to average Growth la 
physically restricted Oy the lack of undeveloped land New prqecls will likely come in the form of 
redevelopment As demand continues to increase for underdeveloped properties and after tho real estate 
market begins to recover from the national recession property values are ejtpeclefl to appreciate margmally in 
the subjects immedlala market area in tne interim property values for land are anticipated lo be stable to 
slightly jncreasing given the supply restnctions of undeveloped land 
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General Description 

Number of BNSF Parceis 

Total Land Area 

Shape 

Topography 

UtJIlEles 

Accessibility 

Exposure 

Seismic 

Flood Zone 

Easements 

Soils 

Hazardous Waste 

The subject is a portion of an inactive BNSF railway comdor that traverses from a 
point north oflhe Chicago Rtver [Sov.th Branch) and east of Wesi 35[h Street to 
West 31st Street m the City of Chicago The corndor is inactive and bypasses 
several abutlmg parcels zoning distncts and uses all of which are mdustnal m 
r;ature The site is a long narrow sinp of land that is lypcally al grade with 
surrounding parcels As noted below the sutiject has a total estirriated land vea 
of 210 768 SF {A 84 ACj Tne land area is estimated based on sufveyo provided 
by BNSF and may change if a professional survey determineo more precise 
measurements The follOAir^ discussion summarizes the subjecl site size and 
its characiensties 

10 

4.84 ziojea 

JTregular 

Level and generaiFy at street grade 

All available lathe site 

Average - Access to the immediate area is average noting proximity to Inteistaie 
55 with access pomts at Westem Avenue CaJifornia Avenue and Pulaski Road 
Th* subject IS accessible ar its intersection with West 3 V Street 

A w m e ' The subjeci is considered to have average exposure as compared to 
competitive sites m the general area 

The subject is in No Risk 

Zone X TN* la referenced by Community Number 0074 Panel Numoer 
17O3K06O4J dated August 19. 2008 Zone X is a Special Flood Hazard Area 
determined to be outside Ihe 500-vear ftoodplam No Base Flood Elevations 
(BFEsJ or depths are shewn m this zone. sr\a insurance purchase rs noi required 

A preliminary title report was noi available 'or review Dunng the on-s^ 
inspection no adverse easements or encumtarances were noted This appraisal 
assumes that there is no negative value impact on the subject improvements If 
questions anse regarding easerrienis encroachments or other encumbrances 
further research is advised 

A deUlea soils analysis was not available for review Based on the developmenl 
of the subjecl, it appears the SOIIG are stable and suitable for the enslmg 
improvemenii. 

We have not conducted an indepandeni invesTigalfon to determine tho pre*erv;e 
Of absence of towns on the subject property If questions a îse The reader is 
strongly cautioned lo seeK qualified professional assistance m this matter Please 
see Ihe Assumptions and limiting Conditions for a full disclaimer. 

Improvement Description The site is improved rail lines overgrcwn vegetation and some mirror asphalt 
and BTSvel paving f^o additional site improvements could be confirmBd based on 
viaual Inspection. 
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TAX ANALYSIS 

The subject is lax eKempt As such a taic analysis is beyond [he scope of this analysis 

ZONING INTRODUCTION 

Zoning requirements typically establish permitted ar^ pn^ibited usee building height lot coverage setbacks 
parking and other factors thai contrd tho size and location of improvements on a site Tns zoning subject 
properly bypasses several zoning classifications, which are summan^ed beluw 

ZONING SUWMAAY 

Municipality GovBrnIng Zortlng Oly of CTKcago Planrung a Zonino OepoflmBrit 

LiTnilod Mviite:tunng4M1-2> Lmrit IndiAlry {MM ] & H H W Currant ZodnD , . . , -_ . 
" InduBUy IM3-3) 

P«rmltMd UiBft 
UrT>HMhl»iulHiunr^ 0«ct HeUl kukMUl 
UgM Industry CHUCA Rdai knOdtnil 
Hea^ indvurry Ottiw. RMBII. Indunnal. IrMnw hcMilnri 

CunrvntUv Portttn tf tfVBihe nHMiy oontdv 
iBCurranl O H Legally Permirud^ Htf Apfiiattm 
Zontng Chtngg Mui Li>'̂ >_ 

The information presented is intended to provide a general overview of the subjects zoning classification The 
site IS a lor>g narrow comdor that cannot be developed as a standalone parcel. 

Detailed zonmg studies are typicaTly performed by a zoning or land use expert including attorneys land use 
planners or architects The depth of my analysis correlates directly with the scope of this assignment and it 
considers all pertinent issues thai have DMn dlicovered through my due diligence. 
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INTRO0UCT1ON 

As concluded ahead the rughesi and best use of the subject site as-vacant is aosomtiiage and future 
induslnal Therefore this section provides a bnef study of industrial supply'demand conditions for the Chicago 
Markei and South Chicago Submarket 

CHICAGO INDUSTRIAL MARKET 

The foUowmg is an analysis of supply/cjemand trends in the Chicago Industnal Market using mformallon 
provided by CoSlar widely recognized as a crediple source for iracKing markei statistics The table t>elwr 
presents histoncal data for key markei indicators 
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The following table summarize* the traflmg four quaner Derformonce of ttw Chicago markei 

CHICAGO TRAILING FOUR QUARIEH *^tRFORMANCE 
P0OOD SIPPLV 

aOII M 1 l O J l M S S f t SF 

2011 4 t i 1 102 037 021 SF 

2012 IQ 1.102 703 004 SF 

2 0 m C | 1 103 140 0^2 SF 

A C O J i a i P P L Y 

2 J " ' r.4-. ^r 

l O a O M S F 

s o e o o B F 

000.000 SF 

N ^ ABSOflPTlDh 

. ; i j * '-•*[, l l -

1020 120 SF 

1 3BS 070 S^ 

0310 000 SP 

VACAtdCl 

1 • • 

10 OH 

102% 
i r " -

AS tQHCaB i \ 

14 IS^Sf 

t 4 13«F 

t 4 l 3 / S F 

%4 ' y t ' ^ ' ^ 

Key sup ply/demand siatistics for the most recent ctuarter last year and historlcaJ averages for the Tast lO-years 

are summanzed be^ow 
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Chicago Market Conclusion 

Based on ihe preceding analysis the Chicago induslnal market demonstrates retalively sound fundamentals 
Analysis of supply and demand indicators reflects the market is currently m a atate of staoility with no evidence 
to prove this will change any iime soon g.ven the recent trend of absorption outpacing constnjction 

SOUTH CHICAGO INDUSTRIAL SUBMARKET OVERVIEW 

The following is an analysis of supply'domand Irwids m the Soulh Chicago Industrie Submarket usirrg 
information provided tiy QoSlar The tahl" Delow presents hi^tnncal data f c key markei indicators 

; > u i j m CHICAGO hflSTORICAL STATISTICS ILAST TEN YEARS) 
PBOOD SUPPLY ADOQJSUPPLV f C r ABSORPTKM VACANCY ASNNG P B i l 

Sfoca 
2003 

2004 

aooo 
uoe 
2007 
aooe 

aooe 
2010 

701 > 

CAOR 

|J7 TAB 4 M SF 

i n 006 OSS SF 

iZsrsoooasF 
174 300 241 SF 

t W iOS 40S SF 

133,403.370 SF 

123.422,307 SF 

122 021 eCSSF 

120 7 W 309 SF 

i i B , s s o n i BF 

^0 0 * 1 

^700 41B| SF 

1.030401 SF 

i3 837 7 M i SF 

1567 S2Si 5F 

1204 7ra>BF 

l032 0e0 jSF 

l l O M 2 | BF 

lS004«2faF 

2 123 4401 SF 

i J ^ a 3 7 4 i a F 

' 

Jl l lMAJSi S* 

11.304,0001 V 

^1 044 1231 SF 

1034 7331 SF 

300,102 SF 

731,700 >F 

{30321 I8F 

12 400.300»8F 

{3 040.0001 SF 

i 2 i a 0 004lSF 

a I'fc 

i T % 

0 1 % 

0 0 % 

0 0 % 

§ 4 % 

T » 

»<% 
1 0 1 % 

100% 

S4 3*rSF 

t 3 0ai^F 

saoaiQF 
| 4 0 l / 8 r 

04 T2/SF 

uaj/sf 
U l l ' S F 

S4 tVSF 

S4 2VSF 

t 4 2B;GF 

, , • . 

The inventory contracted by 0 fl% annually over the past ten years The majority of the removed supply was 
concentrated m the UIC and Soulh Loop areas of the submarket as a result of gentnficatiori and 
redeveiopmenr Despite the reduced inventory vacancy increased over the ten year penod while asking rents 
have fluctuaiftd Gut remained relativdy stable 

The fcrilowirig table summanzes the trailing four quarter performance of the South Chicago submarket. 
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Key suppiy'demand statistacs for Ihe most recent quarter last year and histoncal averages over the last 10-
years are summarized below 

SOUTH CHICAGO MARKET TREND ANALYSIS 
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South Chicago Submarket Conclusion 
Based on the preceding analysis Ih^ Soulh Chicago irvjustntf marVef demonstrates relatively sound 
fundamentals Analysis of supply and demand indicators suggests the market IE cunenily stable with no 
evidence to prove this will change any time soon. The greatest weaitness of the market appears to be its high 
vacancy rates 

The slaQility ofthe local industrial submarket and the built-up nature ofthe area have a positive impact on Ihe 
subject property The indusuiai uses sun[xjndir>g the subject are infill sites with ĥ gh ratio of building to land As 
a result n is reasonable that there would be demand for assemblage. 

EXPOSURE TIME & MARKETING PERIOD 

Exposure time is defined as "The estimated length of time ihe properly interest bemg appraised would have 
been offered on the market pnor to the hypothetical consummatiori of a sale ai market value on the effective 
date of the appraisal a retrospective opinion based on an analysis of past events assuming a competitive and 
openmari<et' [ThBO*ctiof\afy of Real Estate Appraisal Appraisal Institute 2010J Reasonable eitposure time i5 
impacted tsy the aggreaaiveness and effectiveness of a property s eitposure to market paitJCipants availability 
and cost of financing and demand for Similar investments Exposure time is best established based the recer4 
history of markeiing penods for compar^e sales discussions with marVet participants and infomiation from 
published surveys 

Exposure Tkne Conclusion 
The sub|ec:t is a portion of an inactive rail com'dor That abuts several different properties with varying 
ownership The subject passes through portior^s of the local area thai are dominated by mdustnaf uses While 
new development is currently stalled due to tî o ot>going soft macroeconomic conditions acquisition by 
abutting users would be a desirable opportunity given the infill nature of area Considenng these factors a 
reasonaPle estimate of exposure time for ihe sutiject propefty to a single interim investor is Ifl lo 24 months 
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INTRODUCTION 

The highest and best use of an improved property is defined as thai reasonatjlo and most probable use that 
will support Its highesi present value The highest and best use or mosi probable use must be legally 
permissible physically possible financially feasible and maximally productive This section develop* the 
highest and tiest use of the subject property As-Vacant 

AS-VACANT ANALYSIS 

Legal Factors 
Tne legal factors thai possibly Influence the highest ana best use of iha subject site are discussed m this 
section Private restnctions zoning building codas histonc distnct controls ar>d environmental regulations are 
considered if applicable to Ihe subject site As a portion of a railway comdor the legal faciois affecting the 
subjecl are different from typical real property The zoning of the subject and abutting properties are ir>duBtnai 
in nature Overall legal factors support industnal uses 

Physical & Locational Factors 
Rogarding physical characlonstics. the narrwv width and long shape preclude most development options 
withoul assemblage Ot the outnght pemirtted uses physical features best support assemblage wilh 
neighbonng parcels. 

The Subjects immediate area is proximate to Interstate 55 with access points ai Western Avenue California 
Avenue and Pulaski Road The 1-55 corndor is characterized with a heavy concentration of industnal uses In 
addition there is strong demand for maustnal land along the Chicago River (South Branch) which runs parallel 
to the north of the eiipressway Land uses south and easl of the subject are all industrial in nature On balance. 
tt>e subject is dominated by mdusinal uses and the most kkely use of the subject would industrial in nature. 

As - Vaca n I C on c lus i on 
Tf̂ e subject is located in a heavily developed area with exisllng utility and road infrastructure in place The 
adjacent ownership would oe enhanced through plottage which is Ihe consolidating of adjacent lots into one 
larger loi with the consequent result of improved usability and increased value F uture development of abutting 
parcels would benel̂ t from the expanded site area which could be created Overall the subject s highest and 
best use as-vacant is concluded to be assemblage and future industnal. 
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IfilTRODDCTION 

The follcrwing presentation ofthe appraisal process deals directly with the valuation ofthe subjecl property The 
ATF Value of the subjects fee simple interest is estimated using the Sales Companson Approach The Cosl 
and Income Capitalization Approaches are not applicable when valuing small portions of rail corridors such as 
the ouEiject and are therefore excluded Their exclusion is not detnmental to the reiiebtlity or credibility of the 
flnal value conclusion 

SALES COMPARISON APPROACH 

The Sales Companson Approach is based on the pnncjpie of substitution which asserts that no one would pay 
more for a property than the value of similar properties m the market This approach analyses comparable 
sales hy applying transactJonal and property adjustments In order to bracket the subject property oe\ an 
appropnate unit value companson Ttie sales companson approach is applicable when sufficient data on 
recent market transactions is available Alternatively, this approach may offer limited reliability because many 
properties have unique charac ten sties thai cannot be accounted for in the adjustment process 

In valuirig corndors direct comparison of corridor sales is not re l i ve due to the limited number of s a i n md 
varying physical location and market factors Tne preferred methodology is using an ATF or Across The 
Fence Valuation The basis of this method is the premise thai the value of a corndor should be at least as 
much as the land through which Ehe corridor pa^es The ATF value is estirnaied py establishing a value 
estimate of adjoming land 

LAND VALUATION 

To establish the ATF Value Ihe subject has been analyzed by sales of individual parcels The subject is 
analyzed pnmanly by its location and zoning of adjacent properties As previously discussed the zoning of the 
subject and abutting properties vanes bui is pnmanly influenced by iryjusinal uses As such we have 
incorporated nearby industnal sales mlo this analysis tn an ATF valuation the underlying assumption is that a 
corridor is worth at least ta much as the lar̂ d through which it passes. 
UNIT OF COMPARISON 

The most reievanl unit Of companson is the pnce per square fool This indicator best reflects the analysis used 
by buyers and sellers in this mor*tBl for land with aimilor utility and zoning in iTus marKetplace. 

COMPARABLE SELECTION 

A thorough search was made for land oaies in terms of prommlty to the subject (location), zoning, and dale of 
sale In selecting comparableo. emphaoio was placed on confirming recent sales uf induotTlal vleo thafl are 
Similar lo the subject property in terms of location and zoning Overall, the sales selected represent the best 
comparables available for this analysis. 

ADJUSTMEh4T PROCESS 

Oualaiative adjustments are made to the comparable sales The following adjustments or general marker 
trends were considered for the basis of valuation. 

Transactional Adjustmenia 
Dollar adjustments lo the comparable sales were considered arxJ made when warranted for transitional 
sjiuslmerits m the sequence shown t̂ elow 
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Property Rights Transferred 

Wnwicing Temis 

Cor>ditiDns of Sale 

Expenditures After Purchase 

MarMet ConOitions 

The valuation of the subject site was completed on a fee simple basis If 
warranted leased fee leasehold and/or partial interest land sales were 
adjusted accordingly 

The subject site was valued on a cash equivalent basis Adjustments were 
made lo the com parables involving flnancmg terms atypical o'the marketplace 

Tfiia •djustmenl accounts for extraordinary motivation on tho part of the buyer 
oratfler of̂ en associated with distressed sales and/or assemblages 

Adjustments were applied if site conditions warranted expenditures on the part 
of the buyer to create a buildable site Examples include costs for razing pre­
existing structures general site cleanng andJor mitigation af environmental 
issues 

Market conditions adjustments were oased on a review of historical sale data 
market participant interviews and review Of current versus histoncal pricing 
Based on my research, the fdlowmg table summanzes the market conoitons 
adjustment ^>piied in lh»s analysis 

FLAT ADJUSTMENT 
F^viv 

Based on my research and interpretation of va^ue trends I have elected to apply a flat market conditions 
adjustment The analysis applies an upward market conditions adjustmeni of 2% annually reflecting the 
ratatively consistent appreciation that occun^ed between the oldest comparable sale date up through the 
effective valuation date 

LAND VALUATION PRESENTATION 

The foJIowing Land S^es Simimaiion Table Location Map and dataohoeis oumman/e fhe sales data used in 
this analyvs 
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LAND SALES SUMMATION TABLE 

M M * 

Ct t t 

m 
Co u n h 

L o o a t u n 

ShB|rt 

Cornar 

SU* U i l i l ^ I M i n g 

A c c v i t 

u i i l i t>ai 

I & M P C I I c n i n w i d l t 1 C ( m j > n « J 

F o t r t 

W ^ ' 

Ik 

21IJTBa 

v w w 

An raQa 

S W u t 

H t g h u f r m * ' • • • • € ! 
T r b i i K t i a n PTHW 
A n ^ r f ^ l * p i l e * 

t l S V l ^ n d 

I C i a t M r t f * 

' I I * i i i I 

L 

O"-* 

Boev 
COOL 

au:4iiiai\ikH>j umsdfafwd 

I. L 

S0B3} ftOBU 

| > H V M r . A l •• , , •• i J r M l o N 

A * « r i ^ A t v a f f i A-B'BffV 

n t d a n g u l v Eto tV i ig i te n i i w m u i i -

V M M l V H 

L v n l L t w L n 4 l 

AvHBBI A w a ^ A l 

A n r > o > A i r s p A i 
JiuwAgB A v a r t p i A w i p e 

' 1 • • f . t 

5 A L £ ^ N F O A H A T I O H 

1.77'30 l i 

FVaSincpa 

nrs.ooo 
U T S 000 
I f l M _ 

fl'TaiTDIl 

11 100 000 

I I 1 0 0 0 m 

t S H 

R t c a 4 H 

taaooDO 

U«]DtH> 

I M 104 

A « « l 9 a 

l l » « « f 

L n « l 

A * V 4 > 

A v v V 

A l 

- . '•. ••u 

i « , ., uml 

FaVSH*B 

ITQODOO 

iTooaoo 



CONTtHLOQ 

LAND SALES LOCATION WAP 
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COMPARABLE 4 
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ATF VALUE 

Adjustment Procoss 
The comparable land sales indicate an adjusted value range from 55 14 lo SeSCySF with a median of 
S5 4e/SF ano an average of S5 67/SF The level of total adjustmeni applied to the comparables is considerad 
to oe moderate Overall the avarlabilily of marhoi data and extent of analysis was adequate lo deveJop a 
reasonably credible Opinion ai land value The adjustment process for each comparatjle land sale is ilJuslralad 
in the fbllOAing paragraphs 
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LAND SALES ADJUSTMENT GRID 
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tn addition to the above transactions consideration is also given to thefollov^ing active listings of industrial land 
and tjroker sun/ey 

a 4701 W 2^^ Cicero. IL - The a 4 acre parcel or larxl is an asphtft-paved lot that is listed for S7 38/5F 
of land area 

* 24^ and Rockv/eil Chicago IL -The82 acre parcel oTtand is localed approiomately orie block north of 
Ihe subject s Nofthem Portion at a price of SS O^̂ SF of land area 

* 2B42W 19"̂  Chicago. IL-Thissmall(0.&5acrejf»rcelDfindustnallandisiistedfof Seia/SFofland 
area 

* Jofin Basils Colliers International reported that In-All Indt^thal land Is generally S5/5F In the l-SS 
induslnal comdor 

•HPIPill* 
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ATF Conclusion 
Baaed on Ihe pnor analysis mfluslnal land m the subject's Immediato area is concluded to support a ATF value 
forthesubieciQf S5 50/SF 

CALCULATION OF ATF VALUE 
c o M i K i f e ^ SUftJKT SF SSFCONCLUSKM ATFVALUt 

tehiri'i'i ^^FTM-r - 1 . ^,- i ' '.' I ' I t i . 'klf. 

TOTAL P<»PBm' 210 TU SMU.OOO 

VALUE CONCLUSION 

The fdlfwino table conveys the final opinion of Across the Fence value of the subject siie that ifi developed 
wiihin this appraisal report 

ANALYSIS OF VALUE CONCLUSIONS 

VALUATIOM INDICES 
MARKET VALUE 

AS-IS 

IKTCTCTT A l 'pHAISED 

DATE OF VALUE 

1 iNAi ACROSS THE FENCE CONCLUSION 

Eiiprj*[]re Time 

FEE SWPLb 

JULY 23 ; 0 1 3 

St.100.000 

19 10 ?4 Wonfh-b 
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I certify that to the best of my knowledge and belief 

• The siateiTienis of fact contained in this reporl are true and correct 

a Tne reported analyses opinions and concluslor^s of the signer are limited only by Ihe reported 
assumptions and limiting conditions and are my persona, impartial, and unb^ao^d professional analyses. 
opinions, and conclusions 

• The signet of this report has no present or prospective inler«t In tha properly thai is the subject of this 
report ana no personal interest with respect to the parlies invoivod 

a Jeremy Wallmg MAI MRICS has performed no services as an appraiser or in any other capacity, for the 
properly that is the subject of this report ^vithin the three-veaf period immediately preceding acceptance of 
this assignment. 

« The signof is not biased with respect to the property thai is the subject of this report ai to the parties 
involved with this assignment. 

• The engagement m this assignment was not conlingonl i^»n developinfl or reporting Dredeiermined 

raulto, 

a The compensation for cohipletfng this assignment is not contingent upon the development or reporting of a 
predetermined value or direction m value mat favors the cause of the client the amount of the value 
opinion ttie attainment of a stipulated resulL or the occurrence of a subsequeni event directly related to the 
irrtended use of this appraisal 

• Tha repofied analysis opinions and conclusions were tJeveloped and this report has been prepared, in 
conformity with the requirements of the Code ot Prafessioiiitl Ethtcs and SlandarOs of Piufsssfonat 
Appra/Sfl'Pracfce of the Appraisal Institute and the Unttonn S(a'\dBTds of PrulessiOfat Appraisaf ProctKe. 
as set forth by the Appraisal Standards Board ofthe Appraisal Foundation, 

a Jeremy Walling MAI MfllCS inspected the property thai is the ou&ject of this report 

• Felicia Bell provided significant real property appraisal assistance to ^praiser signing this cerlification. 
Assistance included galhonng analysing and reporlmg regional and local area information confirming and 
analyzing the subject o £0 îr>g and tan information and confirming some ot the comparable data used for 
this analysis. 



COf^NUEth d l M l O t 

The use of this report is subject to the roquiTHments of the Appraisal Institute relating lo review by Its duly 
authorii^ed representatives 

As of the date of this report Jeremy Walling MAI MRICS completed the continuing education program of the 

Appraisal Institute 

September io ?Q12 

Jeramy WeBing. MAI MACS 
Managing Director | Chicago 
Cert>f«d General Real Estate Appraiser 
Slate Of IIIinoiE LicenBefSSS-OOIJT? 
*1 312 602 6157 
jetenny wailingQcolliers com 

Date 



This appraisal is subiect to the following assumptions and limiting conditions 

• Tt\e appraiser may or may not have been provided with a Survey of the subject property If further 
venlcalion is required a survey by a registered surveyor is advised 

a We assume <-,Q responsibility for matters legal in character nor do we render any opinion as 10 title which 
IS assumed to be marl̂ etable All existing liens encumbrances and assessments have been disregarded 
unless oinenA îse noted and the property is appraised as though free and clear under responsible 
ownership, and competent managemenl 

• The eKhlBrts m this report are included to assist the reader m visurfizing the property We have made no 
survey of the property and assume no responsibility in connection with such matters 

• Unless otheiwise noted herein il is assumed that there are no encroachments zoning or restnci>ve 
violations easting m the subject property 

• The appraiser assumes no responsibility for 6etomiihing if the properly requires environmental approval by 
the appropnate govemir>g agencies, nor if i1 is m violation thereof unless otherwise noted herein 

« Information presented in this report has been obtained from reliable sources, and it is assumed that th« 
information is accurate 

• This report shall be used for its inlended purpose only and by the party to whom it is acklreosed 
Possession of this report does not include the nghi of publication 

a The appraiser may not be required to give testimony or to appear m court by reason of this appraisal with 
reference to the property m question unless pnor arranoements hâ ê been made therefore 

• The statements ot value and all conclusions shall apply as of the dates shown herein 

a There is no present or contemplated future mterest in the properly by the appraiser v^ich is not specifically 
disclosed m this report 

• Without the wntten conseni or approval of Ihe author neither all nor any part of the contents of Ihls raport 
shall be conveyed to the public through advertising public relations news sales or other media This 
applies particularly to value conclusions ond lo the identity of the appraiser and the firm with which the 
appraiser is connected 

• This report must be used in its entirety Reliance on any portion of the reporl .ndependent of others may 
lead the reader lo erroneous conclusions regarding the properly values Unless approval is provided by \ht 
author no portion of Ihe report stands alone 

• The li^llity of Colliers International Valuation & Advisory Seh/ices Its princlptfs agontt and ampIoyeM is 
limited lo Ihe client Further there is no accountability otjligation. or liatnlity lo any third party If inis repon LS 
placed m the hands of anyone other than the client the client shall make such parly aware of aU iimitng 
conditions artd assumptions ofthe assignrnent and related discussions The appraiser is in noway responsible 
for any costs incun-ef) lo discover or correct any dofiaency m the property. 

• The appraiser is not qualified lo detecE the presence of touc or hazardous substances or matenals which 
may influence or be associated with the property or any adjacent properties has made no investigation or 
analysis as to the presence of such matenals and flupressly disclaims any duty 10 note the degree of fault 
Colliers Internalional Valuation & Advisory Services and i|s prmapals agents employees Ohail not be 
liable for any costs enpenses assessments of penalties or diminution in value oroperty damage. Of 
personal injury (irKJudmg death} resulting from or otherwise attn&utafile lo toioc or hazardous substances 
or materials including without limitation hazardous waste asbestos matenal formaldehyde or any smo^e 
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vapors, soot fumes, acids alkalis lone chemicals 
Imlants contaminants ô  polluiants 

liquids solids or gasses waste matenals or other 

The appraiser assumes no responsibility for determining if the subiect property compiles with the 
Anwifcans with DrsaO/Wres Act [ADA] Cdliers International Valuation S Advisory Services its pnncipals 
agents and employees shall not be liable for any costs eitpenses assessments penalties or diminution in 
value resulting from non-compli^ce This appraisal assumes that ihe subjecl meets an acceptable level of 
corT'pl'anc;e with ADA standards if the Subject is not in compliance the eventual renovation costs and/or 
penalties would negatively impact the present value of the subjecl If the magnitude and lime of the cosl 
were known today they would be reduced from the reported value conclusion. 

An on-site inspection of Ihe subjecl property was cor>ducled No evidence of asbestos materials on-site 
was noted A Phase 1 Environmental Assessment was not provided for this analysis This analysis 
assumes Ihat no asbestos or other nazardous materials are stored or found in or on the subject property If 
evidence of hazardous matenals of any kind occurs the reader should seek qualified professional 
assistance If hazar<]ous materials »te discovered and if future marhet coodmons indicate an impact on 
v^ue and increased perceived nsK a revision of the concluded v^ues may be necessary. 

A detailed soils study was not provided for this analysis The subject's soils and sub-soil conditions are 
assumed to he suitable based upon a visual inspection v^hich did nol incficate evidence of encessive 
settling or unstable sods No certification is made regarding the stability or suitability of trie soil or sub-soil 
conditions 



auojH 

Valu^ion Glossary 
Qualifications of Appri 
Qualifications of Colliers InterTiOtionBl Valuation & Advisory Services 



Valuation Glossary 
Vailuouon a Adviury SerwcH 

Colliers 
FMllBhATIOlHl^k 

CONTACT DETAILS 
W • ! BT7JJ02M5 
r u *^ too FM 33ra 

CffiRv Mt f iownf l 
STH Am^OO Om« 
JlOC«FW»d CA 03000 

'"•MT C B l m UIPII 

T t v H d«rinilN3n« wvB eMractod rrom m* 

toiowing Murceo or pUOhCVlons 

r^* Oidiotuuy (V flofl' EAare App/vnaf, 

Filth EdAon Appms* Inooiuie Chtago. 

iiNnon 2Q^Q lOiavnuiy} 

Umhrm SianOaah </ProfittatonM/Appmmal 
PriKJu* JO^D-JOn EOlion lUSPAP] 

7Ti« ApptaiamI Of ffoaf E i M v . Truit*«nth 

EdHion Apprwial Instmito CNcovQ iiiinan 

20Ml )^£dOiDnJ 

Mari fwi VnfuHton S m t m . MonhiH L Swifl 

Loo Angotu, CotHomie {htvSI 

AlHoiuUNBt L i n * 

in wfuch the tenant pays aH 

including Mruduroi m«inUn«nce 

buOdmg rosorvH and monaQsment oTten a 

I0na4errn lease lo o credd tonani 

fOcfton-O'J 

M Volorvm T A I 

A t ta i OMMi tei beMd on Dv m p M O d 

v«ue of irw property iA*iich tt not 

neeoi imly eQiitval«ni ta m martial volua 

f t j ^ ErtTmrif 

A g g n g a u o l RaUil V A I U M ^ A R V ) 

j rm sun erf tn* lepwan and OMna n u m x 
value ocvnvms for eocti of tha wMs m o 
condominiuni luodiviiion OavoUpmont v 
portToho ot proportloo, • • of tho cW* ol 
Mluaiion Tli« oggrogMo of roloH valuao 
does not rflpresam m ooinion ol value it is 
•imptf I t v toW of muHiplB msit«l VHIUV 

Donduotono rCvcfJonarv) 

Arm'S'longth TionMcthin 

A tiansodion O o l w n umoiatod parttos 

under no o u r e u ri3'EctfpDn^ 

A i - l i Murlifli Vi tuv 

T ^ estimoio o* tha mmtot valuo ol roi l 

prOMny m i1« currvnl physical condtton, 

L»« And zoning M of the Oppraiool ttlOi 

{DKtanaryi 

Aaaoaoed Vsiu* 

Tho volua of a pmpWTy occorOing to iha toji 
roHs in Bd vUar»ni laxaton may bo higtwr 
v knwr ihon m«riiff voluo or twOOd on on 
a t t s i s m m rvbo v m u t percentaQe at 
momoi voiuo r f r Eotioni 

A v « n g t Da l^ R m m f lat* tADR) 

In the lodging industrv lotw g u M roorn 
<«vonu* dMdKi by Iho t o w number of 
occucHBd rooma fDcfcnvy) 

B«nd ol Invottnwnt 

A iKhnKim in vttticn the cOpiUUnOon rotos 
•ti'ibutoHo ro componanti of • capial 
mvaoiment v o moiaWad end comUnad lo 
oenvo 0 wwgh^o-norago r«u attribuWM 
n Iha to4al invVKtmanl f£Pfcr>cinarV/ 

Bulk Sal* 

Tha u i a of TWO or morv parcels ol raal 

n iB lo 10 ono bvyw if> ona Iransacuoci 

Usuaay a buHi sott will involvo mufliple 

partaifl ot mtfim vacant or ^nprovM 

prttpaniao r£>cimiary/ 

AccHeratJng success. 



Valuation Glossary 
VakiOtion S AdMOfy Somcftft 

COf<TACT DETAILS 

om - l a T i r3a»2S 
HJI ' I fao 730 UT} 

Coiiari lnhft4»n| l 
STfiO AmvOa DTIM Suia 
;iDCanao«) CAO?0Oa 

unfti Doamrtoom 

Bulk Si lv Viluailon Ocanarto 

In suttAvioion dotfoiopmont n i y o i i a 

tpBofic appraiMf problam in v/l*cn a grr>up 

Of proportMs IS evakiaiBd la form an opirupn 

Of Dun valua The unOartvirig pramisa is tha 

voluatior) of an antira tpxxjQ dt lots or unili io 

Qr« puruho*e« as on* u i a Tha valuaUai 

loanano contidars th« individual vahiOO of 

H d i preparty ihv oOSprpOoo parvM fioodoO 

lo Mil 1h« aniua pmportv inwuory ova* 

lima, and appropha*o doductnna and 

diecoummg for holdng and safes co t f i as 

wtM at proflt LafMling tnstrtutiom lypir j i i , 

raquK* an anaiysi* of Ih * bufli aoto valuarion 

•cenono a i pan cf iha fknanong d 'racr 

[JavfHapr7wn<« fDfdJonajyJ 

Bulk Valua 

f t e valua a/ rmr/Tvi'fl unf t aubdhMad lots 

er propamaa m a portfotlo as though sold to 

a sJngM buyer in tjn* trarvacDon 

Somatmn callad J>uJ*r s o * Mtfuo 

fOvnorHWVi 

Caah-Equiv^iint P r i n 

Ttia pnca of a pmpwiy wrih above- ff bsiow-
mamat financing aipiaasad m larms of tha 
pnce thaf IKIUW n t f ^ baan paid m an ail-
caahsaka fObfKHiary/ 

Common A r » 

Tha lolOl ar«a wUhin a pfoparty mat is not 

oetigr^ed lor sala or rental but k* avaUaCM 

For comnwi U H Dy al] ownan tananti or 

Iheir invitees e g parking ana m 

appunanar^caa mafia u)a«alk i 

lanOiu iwd area* recraauon araai pubkc 

toUoU midi end u r v c a tacilriM 

(DaMmaryi 

Conlfsct Rani 

Tha actual reniai inovna 

haaa* ^J^f i Edrinvii 

Coot Approich 

A H i of prooeduTM through nftiicf^ o value 
mcKoAon tt dotrvad for tha fee vmpM 
MMraot 01 a pfoparty Oy asbmaling Uv 
currant con K) conalnKt a fapmduction cri 
lor replacement fbr; iha aiianhg •tnif^iura 
mduding on antra|iranavrioi mcaniive 
deducUng dapracianon from lh« lotai coat. 
«nd adcSing ihe nt imaled land value 
AOjuatmanti may than ba nwda to the 
kndk^ated foe iknpla vaiua of tha auOtacl 
prDQerty lo raAaa D>0 vtf uo of tho proparty 
intareu tHViQ apprauad i r j^h&Mfonj 

Curable funct ion a! Ot>«ol*«canca 

An Biamam of daoraciaU>n a curabia dated 

caused by a Flaw in (ha ilmcnira maianali 

or design Hfwri can tiO pracucany and 

aoohamicairv CO-nacW /D<cf«nary; 

Dabi Covarafla t a t i o iDCRj 

Tha ratio o< nel oparaimg mcoma to annual 

daOt aarvica vrtuch moosufea tne raMiva 

BbiMty of a property lo ifioai lU dan senrae 

oul of nal oparatmg incoma a l u caOad datM 

mruiDm a o n m g t n i o iOSCfit fDcfonary; 

Dafamd Ma^ntanartca 

rM«dKi repairs or rvptacamant of i lami that 

ihould have tak«n ptacfl dunng the couiM 

Of rtormal mairflenofKa DfcfDnvyJ 

Datiraclation 

In appraaing. o loae 1% profwty vakia from 
any caua* ir>a OifTarvnca bet*aen tha cost 
of v> improvamant on Iha oflactivt dale Of 
tha apprMOl v« j tha markei velua ol 1h« 
vntirovamBntonihOoarTiadata {Dictionvyt 
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CONTACT OetAlLS 

tm -lOTTTJOaOM 
' u -1 TOO T30 UTa 

CoOari IntainallanBI 
STOe Am^rU OnM audi 
JIQCailWwd CABTODfl 

itwiH coliian com 

Dtrtcl Coat! 

1 Evp^ncMurvs f v the lebor end matanais 

uoad irt tfto ccmnruoion of improvamoma 

aioo calMd nard coata rDctviaryj 

2 Tt>e labor m M n t f iubcontiacior arvi 

heavy aquipman] coal i {bracity tncorporalod 

InM tho cona&ucoDn of DhyiHSi 

improv«fnanti 4R S Means) 

Discounted Caah Plow{DCF| Anahrtto 

Tha proceduie In whbch a oitcouni I A S l i 

WiptoO to 0 oai of prTijaciad mconw aoaama 

and a ravofsion Tha anpiyal •paoHaa Iha 

quanlity. vanatWMy liniJng and duntMin of iha 

inoom« i i iaami and ma quaniity and liming pf 

Iha revwviorT ar>d aiscounia each to its 

prasant value al a spacrftad /tttd rrta 

lOtctio'iatYt 

DIacounifUia 

An incBr«l r«(o u«ad to carwart future 
paymana 01 rBceriins mio piaaani ^alu* 
uouollv conakSerad lo tw • lynonym Ibr yiaU 

mu miotionmyi 

OMpoirtlon Value 

The moai protiabia pnea mat a vacfflod 

intereu m real |>rtipony n likoly 10 l>nng und« 

aU of the tooowing conditions 

1 ConaunimallonolasaiaMlNnalulura 

avpoiure time «p*cifti>d |>y tfw diorO 

2 Tha proparty 10 fiaifacted tn market 

GOndNtono pravaUns} at y tha Oaia of 

wakialion 

3 Both tha buyw v>a n t W are acting 

pnjdentiy and knTW^adgaaWy 

4 Tha i f l iar is under oomputKiri m aall 

s Tha f j v 11 lypcaMy motMMd 

6 Both partjas are acting m vitiat may 

COrwWr Ihair ba« imaiHiB 

T An adoquala moMttng effort w<ii ba 

maOa A^mg the eKpoom iHna ^kOCified Pr 

thecilanL 

0 Paymeni vnll be made m CB•^ m U S 

doHan or m term* or financial arranffamaniK 

comparaMa iheraTo 

9 The [nca reprasarii the normal 

oyiBidarauon for tho proporty toU 

unaHaded t y spaOal or craaUire financing or 

aalao concaaaioni grantail by anyone 

aasociflTfld wiin me u i e 

This oafmrtion can ouo ba modlflad lo 

provide tor vOluOliVi «v«n ipeoh io Rrvencing 

tarvfu lOtcttonvyJ 

Eneman l 

An intaraai in mai, property moi trantfaia use 
but ncM ovifienMp Dl • portion at mr\ owner 1 
property Accaai or ngftf of way eaiamanti 
may ba eCQuired by pnvaia paitiai or public 
iiiihbes Oovemmonts aocapl conaarvaUon 
opan tpoca end praaanfltfion «a*amamo on 
pnveiB prooerly H ^ fdnTfonj 

Economic L i f t 

Tha panod o w iknich tmpriMam«nio to raal 
propaily contrtbula to propwiy valua ( f ^ 
Ecbflon) 

Effective Aga 

Tha aga Of proparty thH l i t » H d on Iha 

enwint of oCaarwi daianaraiion and 

nhjolaaranrr rt h u ustaihad which may ba 

dinarani from ita chronologEOl ago 

rOcfiwnryj 

Effecllva Date 

The dale on i ^ c h the antfysas o p m w 

arxi advice in an appiaiaaJ m i a w or 

consuiung sarvico appty tDctionmyt 



Valuation Glossary 
VaUMon a Atfvttory SorMea 

COIOACT OeTAILS 

on *^ H77 730 K7B 
fijU *^ 7Ba 730 3373 

CoHvf iFnemeADnel 
STOO AmiBdi Dnva. SuM 
210CV1MMI1.CA 03000 

coii«Bnicom 

EtTacUv* Qroia Inc (Tme (EOII 

Trw vioopaiad income frgm aM oporabona 

of th« real pcDpady after an alkMWice io 

made for ^ ta rv - f and coUadion ksaas ond 

ar̂  adAUon is made for any <Nhar jncoino 

/CbcDonarvJ 

Effectiva Gross Income Mulripliar (EQIMI 

The ratio tMlween the aaM pnca (Oi value) at 
a property ano Hi tffTvcIiva groai ncome 

Eflvctlva RenI 

The lorial rale nef o' financial concewoni 
auc^ «o penoda of no rant dunng tho laoH 
torm and Bbov*- or baHMr-maniat lanani 
improwamanta (Tit} iDKltoivvy} 

Ejnlnant Domain 

Tha rvgiti of gowemmeni |Q lake privOlO 

proporty for puOHc use upon Iha payment of 

ju*t compenutjon Tha Frfth Amendmenl of 

ina US Contiitution alao krvxAri a t Iho 

faW»Ot ĉ AUBe guaramaaa paymanl of jutt 

conwanaaiion upon iPOropnation of pnvoie 

proparty tDidionmryi 

EhtrvpreneuFlal Incenlive 

A markel-clanri«d figure thiT repfeHrifi th* 

arTKunt an entrapianaur ai^MCtt lo racalvo 

for hit or her contrlbulKin lo a pnsfacl pnd 

rlak ^fJ^Etfihortl 

ErtirepranauHal PwfH 

A nianiet-danvad f^ura that rflpreaenta Iha 

•mount en entraprenaitf r v ccmt for h>t Or 

ht* contrWution to a protad and ntk iha 

i l i f t ienuo batwaan n o total con of o 

prtperty icotf of tfavaiopmani) arvi Hi 

markar votue (proparty value afior 

cornptanoni. wnirTi rapiasanta the 

ontopionovr's compansolion for the iitk and 

t n p r t l f * mocjeTad v t h devekipment i f ^ 

Gueeel-aiHl 

Lond Ihal n rx)l naadad io tarve QI iuppon 

the eniiung improvameni Tha higrvt i and 

bcsl UH pf tha aicasa iand ntoy or may not 

ba ma i s n a n tha htghaai and beat uea of 

Ihe improved parcel Evcaat Wid may have 

Ihe potential lo be tcM saporalely ar>d i« 

velued teperaieiy {Otcbonmyl 

Eaceae Rent 

The amount Dy vrtoch corirad rem atcaads 
market rarn et tha bma of tn« eppraluk 
cnVod Py « >oasa favorable ID (he landkxd 
lleaaor) end may rePea unutuBi 
managamanl. unknowflotloaalito partata a 
•ease enocuoon in an aarliar otrcmiiar lanlal 
marhfli or an agraamcni of the pamei Due 
ta tha hiBher h«l> k i lwant m iha ivceipl of 
a icest rent H may be calculated taparaiaty 
and capoamd at a higher rale m ttia mcomB 
capttaftrattpn approach /Octonao'J 

Eipenee Slop 

A deuta tn a laeaa met iimitt the lendkxd*! 

e i p e n u obUgolion wMch retuht in tha 

leaiae payir>g any ooera1ir>9 eiiofiniai above 

a atattd lavot or amount fOicfitmry) 

Eapoauro Tkna 

Tha »ma a prapety r e m a n nn ma mamai 
Tha aaUmottd kangih of lima tha pxoporty 
niMaai bang ipp fwno nuouU have boon 
ofVvad on <M martiBi pnor to the hypaina(K»i 
Qorvunmatlon of a take at markei vaftja on tfia 
aflodM* dale of tha appTftoM o r o M o p e d M 
aaOmaia bated on an anetyw of past avanii 
atouiwig 0 compoHlva and open martk« 
fOcfjorwyj 
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c o i n ACT DETAILS 

Off > tB r ' T ; 0 35» 
t u , -1 100 730 337? 

Coliafi inlamalionii 
S70B Annadi Dnn Sunt 
JIQCaiUbad CAnOOB 

nAfAH cDlliari cam 

Ei tamal Obtolascence 

An ehBmanI of dapnoafvon a ckmmuoon m 

vMua cauaait ttf nasaov* aidvnaOhai and 

y r iwa iy maaablB on iha port of Iha oiiwier 

landlort] v w n v l f^TfcSoruvy^ 

EjEtraordlnary Aoaumptkin 

An aiaumpbon diraclTy ratated lo a tpocAc 
aaa^gnment * h i ^ if found to ba tea c o i ^ 
tfier tha appraraaTa opuwnt or canduotortt 
EiMoninary OOOumpmn preuma aa fad 
olharuiiOO iMWMttm nformooon about physical 
lagal or aconffnc: charoctonabca of tha M ^ e d 
proparty or atxxit aondiKni amamai u tha 
property iuch at marlvt condMna or i r v ^ or 
abom the miagnty of data uiad m an anaty v t 
* f i aitfiaurdk*nr OUtfTlptloni may be uaad in an 
asHirimaiil onry ff 

• It It required io properly develop uedWa 

o p n o n i arv3 cor>eiLdioni 

' Tha apprtoaei has a raetor^bia baaii for 

tha aitroortJlnary aoouitipaon 

- U M of Ihe evlraordinBry asumptnn raaulti 

tn a cradEbh analyf t . »rvi 

1 The appraiiar compiiaa vnin Il>o diKloaure 

fequffamarMa w l fonn in USPAP for 

sitraorfllnaFy assumptions (USPAP] 

Fatr Mariiat Value 

A farm that it m concept mrtttr ta markal 
value m general uiega. mad mair#y m 
i l t f d tnwt lon , Mtotfton, kicoma tar v t l 
pi^iparty ta i Hlitftlona Mt iv i on anmaof 
a w v i i n n l irTuaivaa dtnanying i n cpnon of 
tm maAat vakio mo appnaprttti. nq tM i9 orwt 
p m n a dafmibon of tha lann Oapaoda on ma 
uae of tha oppraU and the 
jifwacoon iDiiADnivyl 

Feaofblllty Anatyolo 

A tiudy of Iha coft-banaOt refelionahip of on 

economic andaavDr rU5PAP> 

Fee Simple Estate 

AbaoiuM ownerthip Lnancuntarod by any 

oVw ntareat or aewa K«faia ony lo the 

•nutations impoaad by the gDvemmamal 

pDwais of UuaOon. vninani domain pohce 

poworondaadio* (Oictionvyt 

FtoorAret Ratio (PAR) 

Tha rMabcmwiip behwen Iha riJUvagiDund 

Ooor vae of a bulWirg, a i daacrtiad by tha 

bmUmg coda v id Iha araa of ir« plot on 

lahich t ttarvtt. In ctanmng tna zoninfl oilan 

aipraaied at a daoitiai a g a rabo of 2 0 

n i c a t t t mat tha p a n m i U a Hoor araa of a 

buid«ig « twice tha l o « w m 

(Otctmnvyl 

Functional Obaolaacance 

Tha impevmeni of i iwi ional capadty cri 

proMiiy accofdina tQ moAal toM 

OtthdanM (Dicbonwyt 

Functional Uimty 

Tha abOity of a pmppty H buklmg 10 ba uta^jl 
and to ptrlarm tha function for tt«iich n K 
mlw iod accordinfl to ourrant marliei ttatai 
and Hondards, ma effcwncy of a butdings 
Ida m isrmt of archrtecfktal ttyia devgn and 
IPVQui. traAc podoms and tr i t w e end type cri 
monia frJHiEdfionJ 
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COMTACT DETAILS 

om • l o n T j O » » 
i>u <1700 r y : U T I 

Catten tnttmauanal 
OTOO AnnadB Dnva Ekae 
aiOCvWaO CA0300B 

vnw coMn Oom 

Fumilure, Flriuree and Equipment iFFftEl Hlgl^eai ft Beat Uaa 

Buanaas trade f^idurat ond pervonai property. 

enckiBiveofinvantDry lOtdonaiy} 

Going-cone om valua 

T The mffkai vtfuo Ol aH t w lar^lbM ond 

m t a r ^ ^ aoaet* of on aitaOWwO tt ia 
opmamg buttneta tt«i « t Mdrfnia M o o f 
K M n aagragflB mora eccualaly wnnad Ih* 
fflariBf volua o/fhe going cvioem 

2 The value of an opvUtng buHWtt 
ariterTirria Goodwiill may be lapOrttofy 
maaaurad Ixjl « v i •r^egia' cotnpanaiV of 
gDin|^<onc«n valua nhan I ajdato ond to 
•eeogrUtfUa fDicfDnaryj 

Oroaa Building Arva lOaA) 

ToOi Iknr aiaa of a iKiUtng eidudMig 

unandooed araaa. meaaurao from iha ntenor 

Of tha M M of mo abovgiradi araa Thia 

tfickfdaa mmaneiaa and beaamanio <l ond 

vman typically ndudad m tha region 

iDcKmary) 

0n>4a Lsf vabla Ars t jGLAI - Cammartlal 

Total floor w e designed *v iha Dcciiwncy aru 
ask i tHa bOa of tenants mckjdnio baaomtt^i 
and man*naua maaturaO fam Iho OOWar qf 
lami portfoonno to tho oulMo lOOM outftooa 
^Dchona^) 

Gn>aa Living Area I O L A ] - Raaldentiel 

Total aree of finrohad wbovt -^ fu^ rmldur t t t 
arao caicultfod by maaiuring the outude 
panmalB' of Iha tthiOura end feKkJdaa oruy 
nnithad, hMMabM above-giada living space 
(Fbniahed baaamanti Bid atlic iveas v a hot 
garwrelly i i^uded >n fotel grots living arte 
Local praclicas nowavor may diftar} 
fOcrioriaryj 

Tha laeaonaOfy prabaWa and tagol uoa of 

vacant land oi on Improvad proparty t M a 

p h y w v ^ poooibio appfopnttaly K^PMad 

•nandl ty faaiibio and thai ratuls m mo 

h i f M d value Tha lour cnwla tha highas and 

beat uoa muai ma«i are Mgal pamms^aHy 

phyikai pMaMOy. flnanoei faavtuMy and 

FTKuHTiî  ^TOdudMy fCkctnTitfyj 

Highesi end Beat UBB of Land or e S i i i at 

Though Vacant 

Among eO raaattttfata. oaamaiive ueet t tv 
UM thai y v u t tha higheal pnMani land valua 
aaar peymtrto i ra mode i v t«»r capital 
andoDofOnaHDn Tha uoo of a property baaed 
on Iha aaoitniiiinii mat ma pamei of land 4 
vacant or can ba mada vaevt by domotatvng 
any impTDvamants fOcfjonaryl 

Higheal and Baat Uaa of Proparty ea 

Irhpravad 

Tha uae OVI mould ba mada of a proptrty at 
i e i lMi An eMttng enprovamant ihouid be 
ranwatad a roiftnad at is 00 ttig m t 
corttr^iaa to conthbuM to me MttI martiat 
value of Iha VDpvty or ur«l ma letum ftom a 
nv«r improvemvii wkikt mora mtn olfsvl tha 
OOOt OF domcMhing the Odtbng buOding and 
COntfrucVigena*one fOcmnaryJ 

Hypothelicel Condition 

Thai Vftwh It contvy to vmai avi i i i but it 

•uppoaad for iha ptfpoeo of mtya ia 

HypomahCBl comldiona OOauma COndliDni 

ontrary to knothn facts about prtyncai wgal 

or ewnomic charactanibcs of Iha tubiad 

[Toparty or atnui conctttona a t t m l to ma 

proparty iucfi as market omtftlona v aandi 

V about tha Hiiavty of dalO uood ir̂  an 

•nofyaia mSPAPi 
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COMTACT DETAILS 

on " I 077 TW 3625 
r4k *lT00T30 33n 

C0llir«ln«mtfignal 
5TB0 Annada Dnvt. Gu^ 
21QCanfeaO.CA02O00 

Income CapiUiiiiellDn Approach 

In the income capteHialiciri approach an 

a n t f y m a pmpaiTy'o capecty to 

fUurobonai l i and c^Hlakiat tha 

mcoma into an ndlcalton of prnMnt wtua 

Tha pnncipta of arttapaOon nMx tonvNa i to 

ova appTDach Tacmquaa end prticaduea 

taiTi mio KViDBcn ore uood to anaty» 

ijOrrMeoMe OOtoO doto and to meMur* 

obeoieacence ki me coti e p i n w ^ ( f J f i 

fncuratila Functional Obaateacanc* 

An alemanl of depraaalion a daiad caused 

tiy p daHdancy or auparadaquacy m tha 

Kmdura. mvanal i . v design thn cannol I M 

prBdiCBBy or ooonomtCoMy corrvded 

(Dicaonaiyi 

Indirect CoilB 

or i loiwafKei tor nems oiner 
than tabor t rm matanais mal are nacassary 
lor construction bui are not typ^ally pan of 
mo COnHmcaort CHrMract IndlfBCt co l l i may 
mclude edmmifitrBtive ccnti piofeaaional 
feea flnar>Dng coaia and Ih i ^ tefet i paid pn 
conatrudion loam t a i H and the 1>uiMlaf's or 
damlopars aiiniK inurance dunng 
cona^udion and marttaung ta la i and 
laaaa^up coats ir>curTao io achiava 
occuparKy v aata {Diciiomtyt 

Ihturabia Valua 

The value of an eHet or ataai group that is 

covafad by an mtuanca policy can be 

atl imaad by deducting coats of non-

ir«uralM itami l ag tend valua) from 

markatvaUia t¥VSt 

Ttv temporary uia tn ibhich a isa w improved 

property la put unbl it a raedy to ba pul lo i l i 

tulurvhighaitendbetfuaa f fyEdt jgrU 

Law ad ^99 Intaraai 

A fraafnld (owwahip in<arB«» nHhaia the 

poaaaiaorv inkrOM hat bean graroad to 

anothv party by uQOtton of a cpntracbMl 

landtoitMenVTt rVKM ithip fDtmimtjft 

Leave hold I n l e m t 

The tanvit I poaaataory mieratt cnaiad by a 

iBBfl iDEnunarrJ 

Legally Nonconforming Uaa 

A uia Ihtf H H lAtffiiiy ettabitihed and 

mantamad t m no lonpar omtarmi to me uia 

ragulationa at t i a cunent zoning m the ninv 

Mhara it • tocatod also known at 0 

^ywxf i^ lmwl um /DufionaryJ 

Uertat Study 

A macroecorwnc analytv Thai ejiammoi the 
general marliat conditona of kipPhr. demand 
and prcmg or thaOamographc of demand tor 
a spacdlc area or prtiparty type A martw 
tfuOy may alao vduOt analyaas of 
contfnjcUon and atstorplKin trandi l ^T 

Mirk eta bll Ity Study 

A microacorwmic Mudy ih'f eicemFnet the 
markettbiiity of a givan pnsparty or sast of 
propartias louaty tocuang on ma martial 
•agmertt « which ma pnwarty a hkaty to 
generata demand iMvWabilty iludlaa are 
U B B U « dttormnng a spaaOc higha* v id 
beat uaa. laMmg davatopmant Dmpoaata and 
profacttng an approprtoto tonant mli ( t T 
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Off * ^ K t T T X i m 
* u • T 7N} 730 3372 

Cofliafali^Mhtttonal 
0700 ArmwM Drive. SuM 
210Ce4HiM CA 02000 

WWN aaBen fivn 

Piartiat Analyala 

A procaiB kv aiamaiing the demand for end 

supply of a pnsparty type end ma gaographic 

mansal area tor t ia l pFi*arty typo This 

proeoio ts oomapmaa faltnati to aa a iMoa i 

n a r v c ^ a a n a i l T B M n n l 

Market Arae 

Tha gaograpHc 0* tocationai tWnaaiart of Iha 

marttai tar a tpeOflc caitgory of r«el Ottata 

I a the area m iwhich anamative v n r i v 

pTDpartiaa OftodMly compMa wVi tha a U i ^ 

proparty n Iha mlndt Of prpbitta poionaol 

pin:hafort ind uaan f T3m EdnvTf 

Wartiflt Rant 

Thamoal onibabla rant thai a pnvarty fhcuAJ 

bnng m a compattOv* and open markai 

reOecOr^ aM condboni and ratfncttono of tha 

lyptoV laota agreenwnl mckalng toe ranial 

ad|uttmen and ma iu t fon . panmiBd utes. 

uaa lealiiLOuna. aapanao obkgaOont torm 

ooncauKvq ivnevrai and pgmhaaa optiona 

vidlenontimprovamanuiTTsi fr3fiEdfiDn> 

Marliat Valu* 

The moat prEtoOtM price which a voporty 
thould bving m a compefabva and open 
market under aH conditiont raqiatrta to a fa? 
OBlO the buyer and la i i v each acDng 
prutanOy and kncyrfertgattity. and aaoumkng 
Ow pnca ia not affected by undue aOmuKd 
ImpllcM m ttitt dermmorMa tha oontummeiKin 
of 0 aoto at of a spaoriod data ond the 
paiaing of inM from W4ler lo buyw under 
condnio'^ wherat>y 

1 tsuyer erfd sallw are lypHaHy moliveled, 

2 turn pBitias v a *efl mformad or vnll 

adviied end acting in «tial may convdv 

Ihair EMn beat mtaraiu. 

3 a raaaonobta Una n ai imnd for 

axpoft^e <h tha opan markat 

4 paymeni >s mada in tarmt of oaih in 

U S doHaro or m larma ol IW^anoai 

arrangementi r:omparsbie mereio and 

5 ma pnca rapiooonts 1h« normBi 
conaidaraDon tor the proparir toU 
unaflactod by tpocti l or creative financing or 
satoo ooncaaatorv Qrantao by anyone 
Hooct fod witn the iBle fOfftpa of 
Cofflplrtiltor o ' fha CunwMV jOCC) Tata 13 
or t t n Cadm of AadOra' ffefluWton. P v t 34 
Subpart C - ' r r mnait 34 42 rm Office of 
Tftrtf SvpvwOBn fOTS^ 13 CFR » 4 7 fg| 
Thd rs Blao carr^tanttla i ^ h rna RTC. FDtC. 
FAS and tiCUA def^n^via c^mannt vatim I 

Nel Operating Income fNOll 

Tha aciLiBi or ontopalad nel income that 
ramiirtt tfter a l oporaUng eiipanaai v a 
dadudod from offacVve gmaa mcoma. but 
batora rnortgeg* EMOT larvice ana book 
dapraciabor^ v a deducted Itela Tha 
OafinrlHKi mirrtxi (he corYvanlion uaad ir> 
oorpcTBlfl finanot and buainaii valuaiion for 
EBITDA laarmngt oaforo mteml . taaao. 
OapracHtion ar><i amoninODn) lOc fo rwy j 

OlMolaecvnca 

Ona CBUOa of dopractMon an impairment of 

daaneuy and uaafUlnaea cauaad Ijy new 

nvantiona changaa In daaign knprovao 

Of o c l ta t I v produoion v artaniM factors 

thai maka a propefTy laaa dBuretia and 

vakjacto tor a conbnuad U M may Pa ailhv 

haictlonoloraiiomal {Didianmyi 
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nm •107T7» i l 2 f l 

ftf *t 700 no u n 

CalUvi intonaEkmal 
S700 Armada CVwe SuiH 
2iOCanibad CAUOOt 

WW* cDDion cvn 

Off-arte Costa 

CiMli mcurad m tha dtvalopmant of a 

project aWudng actual bu4dHig conetnjcbon 

coMa a g ma ootfa erf flraats iidtwallis 

axtxng Iraffc nr ia ia and water and sawar 

maim aao called common ooafs v off-ano 

mprtnwnnif mifB rOcrcmeryl 

On'eite Coals 

CoOlO kiEuiad tor ma actual contmjcbon of 

b u « d t v •nd improvamanta on a pafScuUr 

aea /Dcrionaryj 

O v e r a ^ f t a n t 

Tha percanaga ram paid over ond n o v a Ihe 
guarantaao mnmum raro or base tart 
calcUaWd aa a penwKage of u ieo m evcaaa 
of a ipecffHnJ braalievwi B U M vOUttO ( f f 
EdUvU 

Overall Cap in i tn l lon Rata (CAR) 

Ah mcoma rata for a uitai real property r4a<ast 

mat rtflads toe lOMUonahlp bafwean a «ngto 

yav'o net oparaong mcoma ajipaaancy v id 

tha tow pn^perty price or vatoa fDicfjorwyj 

Polantlal Oro is mcome fPGIt 

The total incoma atirtouialM to raat pnjparty 

at full occuparicy bafO'a vacaruy and 

oper^ng oipanaai v a dadudad 
iDichonvy) 

PoVoolial Qroaa income MuttlplJar tPOIM| 

The rtfto DeNiaan Dia tela pnca {or value} Of 

a property arto do annual potonbel gmei 

ncomafPOlM-VPGI) iDcUonaryl 

Praasfil Value |PV| 

Tha dk ja of a futura payment or aanas of 

future paymenti dncounied to ma currant 

doMortottmopenodnro iDicnonvy^ 

Parking Ratio 

Tha raOo of partimg area or periling tpaoaa to 

an aconomc or pt^ytical u n l of comparwm 

U n m j m raouirad partong raooa tor vanoua 

land uaos ar* otton iMad m lonng 

ordinancn iDcftDrrao'J 

Prospective Opinion of Valua 

A vatua openon aftodMO 00 of a tpaollad 
fuhiradata Th* lerm doea noi da6rie atytiaof 
vakja haiaad t iBanWil a nolue opmion at 
elective M toma tpacMc M m dna Ar̂  
opnon of vatua aa of a pmapacftve data n 
taguantlr aought m connactDn wan ptn/tca 
that are vopoaed. under conttrucbon. v 
mtor oonvenaon to a now uaa. v ihow o w 
howa not •chtovad taOout V a naMoad lavei 
of tong-vrm occupancy (DtftonarYt 

QuBllti i lve Anelyala 

The pTDcaaa of acooummg for diflannooo 

4iuch et batwaan ccmparable propemea and 

me tuOfaci propvtyl mot are not quennaed 

may be comblnad wim quarttOtve onaiyOiB 

fDii^tiD'WV^ 

Ouentllatlva AdjueunanI 

In Ihe saia eompanaon approach the prDceu 
<d maUng numancal adfuiliitei it i to ITH u ie 
pncaa of comparaCM properties ircfudvig 
data anatyaM laonquaa (paaad 
anaiyait ^ o v o M dva analyva 
lacondary dMo vialytit). tiaOtOctf analyoio. 
graphic anetytJa band anvyau CDBI anaiyBii 
(CDti-OMtfa dapraaatad oootl and 
cw>taiaatton of rani dWvancaa uaualy 
precRiBi qidinabve arvlyaia /CirAorwryl 

Raniabla Araa 

Tha amouni of apace on vmch the rant n 

bawd colcJitod acnnftng to local practice 

fDODnvn 
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Comer* Memaoonai 
OrOfl Annaoi Dnv* Ouik 

Repl icemint Coal 

The esumaled oool to oonatud at cunvrt 

pncat as of ma attociiA apprartal data a 

tubatnue tor tha buMdng being appra^ed 

usmg modem malanals and curranf 

fltandantoda«gn andiayom i l T E t m a n i 

fie product Ion Coat 

The aoMiiialBd coat to oonalruil. ai ourranl 
phcea aa Of Ih* eoadive dele of the appraul 
an a jod dupHcato v rapttea of ma tUUIng 
bvng appraaad, uvng ma aan>a r*«tanaia 
oonaOuctton tiandardi daaign layout, and 
qualtty of «ortimanthip anO ambodying a i ma 
dafioanpai Mparadaquacias and 

o teotonnca of iha autfad butdlns nsut 

Eiffml 

Ratrcwpacllva Value Dplnlan 

A valua opnon afhcfive a« of a tpaofte 

hiOtOncaJ dito Th* term doei not dalWia a 

type of vakm Indaad. tf dtflnaa a valua 

opnon aa bemg afladiv* • loma tpeoiic 

pnor data Inckjann of thii type of vak* wHh 

Ihto larm n appropnait a g 'letnoipadlve 

marW vaiuB opnvn '(DiattonKyt 

Silae Compariaon Approach 

Tha procaai of danving a value indication for 
ma tubiact proporty by companng similar 
propamaa thai have racanny aoid wtm ma 
proparty bamg appraltad identifying 
apprnpriale un t i of tompenion arm making 
adjuatmenti ID me Hie pnc« (or uml prrcei 
aa appropnate) of the comparabta propartna 
beied on relevant, markel-danvad elemenlB 
of companson Tha salet companson 
approach may ba used to value anprovad 
propartMS vacarti tend or land bamg 
conaidatad aa thaugh vacarfl wAan an 
adequsta tuppry of comiuiabla takai to 
avaiiabia i i T Etpnont 

Scope of work 

The lype and eAoni of raaoarch and 

anelym in en eu>snrT>en| Scope of work 

ihdudet but is not Umiled to 

Theevtenttowhtchthepniperty n kdanfiflOd. 

Tha ailant to which lar>gitM property n 

impacted 

The lypa and aiiani of data raaaarchad and 

Tha type and aidanl of ar«lyiia applied to 

amvt at opmtona or onctootons iUSPAPt 

Shopping Center Ty|iea 

Community Cartm A ihoppmg canlv of 

1D0.OO0 to 4».D00 i q u v a toot mot uauoiy 

coniBini one junior deparrmeni itara a 

variety tforo. dttcount v dapailmanl itorc 

A communRy thoppng canlar ganaraOy haa 

betvrtum ?[} and TQ rvtai lananta and a 

mariial population luppon of 40DD0 lo 

190.000 people 

Naightwrtwod Cenier The tmaiieti type of 
Bhoppng caniar. ganaraiy «Mh a gross 
laasabto araa of balwaan 30.000 and 
100 000 aauaro toot Typical anchon 

mduda luparmarkaa and pharmaciaa 
hBighEiorhaod moppihg cefiien offer 
convenience goods and perunai u rv ice i 
and oiuaUy depend on e merkel population 
lupport of 3 000 to 4D 000 oecple 

Power CoTTlBi A large earner of 500.000 to 
2 Q million mquarv * * • ! HnchDroa [jy IhrsB w 

mora fuU-Une dapartmanl atorai Thia type of 
Mniar«lypicaltv oupportod Oy a poptMlton 

of 300000people pTEdt t ian l 



Valuation Glossary 
VOluSlian & Advisory Sarvicas 

CONTACT DETAILS 

m •1177 720 2520 
FM ' I fOO 730 3373 

Coaarm Ir-MmiDDntf 
57D0 AnriBDa Dnve Six* 
310 Cemed. CA 02001 

MW CDHin oem 

Shopping Center Type* IconM 

RiflWnal C t n l r A shopping carrtar of 
300 000 ID BOO.OOD square faat mat it butfl 
arourto one ot iwa hiiP-ima dapenmant atorai 
Of BpproirTiiiely 700 000 iquar* Iaat each 
plut vnaQ tenant i pw : * ! Thri lyp« of canfai 
10 lypically aupportad by a m*nmum 
poputatttn of ISO 000 paopla 

Superadvquacy 

An anciam m tha capoety or < M % df a 
ttructvra or abucturat componant 

Daiarminad by mahiai uanoornt 

tDtHJOrmiYt 

Surplua Land 

Larxl thai is nol cunanlly riaertod to aupport 

m t flual^ imprqiiamani bui cannol ba 

laparalad Irvn Iha property and aoto off 

Stapluo Ivto does nol have or) IndapandanI 

highaai artO bast uaa and m ^ or may not 

corwibuie value to iha imprnven lurcai 

/DiCfjorwyJ 

Tenunt imp nova mend fT>s) 

1 Fined improvementa 10 Ihe I v i d or 

tthtfturat ihttailad tor u ia by e leiaae 

2 Th* ongmol mataBabon of Anttiad lananl 

•pace In a CDnatruOton pro^aoL tulifact to 

panodic change tor tucceadmg tenants 

iDiationmrft 

Tripiw NBI Laasa 

Uaable Area 

A leete ih which the tenant aiaumat all 

a ipan ia i iTiJiad ana uarmhlal of operating a 

proporty aicapi that the landtord i i 

raapontitito lor ilmctuifli mernier^enca 

buldrng r*aanr«« and manaf^err^anl Also 

cMled N fM fnpla nef f ean or AAT^ naf 

toan {Dietionarft 

Tha v a a thai it actuary used by m« lenenit 
maaturad from tha msida of the eidenor 
want to ma nalda of waiis laparaong the 
space from hallways and Dommpn araai 
lOcfDrwyJ 

l>Hful Life 

The penod of tima over v ^ c h a ttmcture or 

a componant of a proparty may leaionatty 

be eipeciad to perform the ^jnc:i»n tor 

Which It wet daaignad iDictionatyt 

Vacancy and Caiiaction Loaa 

A daductxxi from poiemial groao inconv 
IPGII mada to raftocl ncvne daducbona dua 
to vacaricias tenant t u m o w arto non­
payment of rant alto calad vacancy and 
oraoM t o n or vacancy and oaningaricy toaa. 
Often vacancy and coBactton toat lo 
eiipreiied a i a par can toga of potonbat 
g ro i i inr:oma ana ahouid reflaet lh« 
oonvattlivo maMel Its tnalmanl can diffar 
aooordtog to the in&arett bamg apprvaad, 
[VDperty type [:apiialLiabr>n ri^athod. and 
whalfwr t h * prQp*rTy i i at iiabtfiiad 
occupancy {Dicttonaryt 

Ytold CapKi I nation 

A malhod uaad to c o n w t Uuro banoAts 
nto praaent velue try 1| dmcounting each 
fUftaa iMnafIt ai en appropriate ylaU rate, or 
2} developing an overall raia that evpOcitly 
rvflacti tr># irrveilmenla incoma pattern 
hotOtfig penod vatoa tfvnga, and yield rata. 
fOcfOnaryj 
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BUSINESS EXPERIENCE 

Jeremy Walling beivai a i ma Managing 

•iraclol for Collian lnl»nalJonal valuaiion A 

Atfvtury Sarvweo n Chicago lUnoia >H 

enemiire eiqianar>co m commercial real 

eitato d tocuied on properttoa tocatod in the 

Chicago malropolitan area out al ic mdudei 

B H * l i tocaied mrooghoul lllmori Indieria 

Iowa W4ch<Ban andWItcomn 

ReUii ainonmenti ri^va ranged fnmi 
fraaitanding reuu a t o m lO tuperrBQionai 
•hopping nulls whilo indiatthal ooe>gnmenlt 
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noftpdainy propaniea aanior living raciiiii*! 
partimg garagot and vacant tond 
SpaoaUad raal eatato aaatgnmtiiia mduda 
nffhi'Of'wav profads vacaiad railroad 
corridors m l ftoar opOc c a M aatamanli 

CUanta aarvKJ include accountant! 

mvaatmant Hrmi law flrmi landart. private 

corporatlDna univarmias hxal 

municcialilias and public aganoas. 

mckiding Oanaral Sarvicea Admimttration 

jOSA) ana U & E>apartmani of Houamg and 

urban C>avatopmani fHUD) 

Qualilted u an eapan <tf in*i i m the Cin:ul1 

Courts of Cook County and WIN County 

PRIOR EXPERIENCE 

Mr Waning wai rormefty a Director al 
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carver beffen in 1907 at a laal Htalv 
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URlCSOasignation 

Chicago Chapter of Appraiial Inilitule, 

Board of Driacton 2010-201? 

APPRAISAL INSTITUTE COURSES 

Succesafully complelad all couraaa and 

aapartanca ra<}uiram*nti to qualify for the 

MAI dasignaiion Mr Warhng was awarded 

toa dasignat>an m 2000 and haa complafad 

the raquiremanti undv me conbnumg 

educaiion prognni of i n * Appraisal IntUuto 

Accfrleraiing success. 
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Septemtier 10 2012 

BKSF Raihnny Cornpv^y 
do Roger Schwnghvnmof 
Jonae Lang LaSalla 
4105 N Leitinglon Avenue. Suite 200 
ArdanHilli MN 55120 

RE: Former BSNF Rail Corridor 
W 3lstStreenoS WeslornAvenue 
Chicago Illinois 60623 

CdliorsFilo# G1203O4 

Mr Schvvmohamrner 

This appraisal rsoort is inlended to satisfy iho scope of worh and requirerriflnts agreed upor̂  by Jones Lang 
LaSallB and Colliers InTornahc^al Valuation & Advisory Services The date of this report is September 10 
2012 Al the request Of tt>e client ihis appraisal is presented in a Summarv appraisal fomial as defined by 
USPAP Standards Rule 2-?lbl This format ptoviaao a s^̂ mmary descripuon of the appraisal process subjKt 
and markei data and valuation analyses 

The purpose of this apprEBsal is io develop an opinion of the Across the Fence Value of ttie subject property s 
fee simple interest The following table conveys tr>e nnal opinion of market value of the subject property that is 
developed wilh^n this appraisal report 

VAMJfc TYPE 

AIT Vali-e 

INTEREST APPf iAISLO DATE OF VALUb VALU I 

s; î oocKj 

The subject IS a portion of an inactive BNSF railway comdor that iraverses from 3lsl Stroot to pofnl juol west of 
South Western Avenue along the south side of West 27Th Street in the City of Chicago T>Te corndor is inactive 
and bypasses several abutting parcels zoning distncls and uses most notobty industrial and special use 
igovemmentali The siie is generally a long narrow stnp of land ttiat is typically al grade with surrounding 
parcels As noted below the sub|eci r̂ as a lotal estimated land x t a oMl3,16d5F 19.49AC), The lv>d area lo 
estimated based on survsyo provided by BNSF 

Th i analyses, opinions and conclusions communicated within this appraisal repon were developed bMOd 
upon my intorpretalion of the requirements and guidelines of Ihe current unifbrrn Standards of Professional 
Appraisal Practice lUSPAPl Ihe raquiremenls of the Code of Professional Elhics and the Standards of 
Professional Appraisal Practice of theAppraisal Institute 

i M i B i 



L i _ ^ i 1 ' ^L .T i : O^KUO* 

The report in its entirely including all assumptions and limiting conditions is an integral part nf and 
inseparable from this letter USPAP defines an Extraordinary Aisumplion u "an assumption diredly related 
lo a specific assignment which if found to De false could alter the appraiser » opinions or conclusions USPAP 
defines a Hypothetical Condition as. 'that whict^ 10 contrary to what euols bui is supposed for Ihe purpose of 
analysis " 

The Extraordinary ABBumptinris and/c HypQthetiE:a) Coriditiona that Aere made during Ihe appraisal process to 
amve at my opinion of v^uo are fully discussed below I advise the client to consider Ihese issues carefUlly 
given the miended u ^ of this appraisal aB this use migtil have affected the assignment results 

EJCTRAORDINARY ASSUMPTIONS 

The subjects land areas were provided t>y the BNSF ar>d are assumed to be accurate 

No title report was provided Discussions with the client indicate BNSF hdds fee simple ownership over Vm 
subject of [his report Fee simple owr^ership is assumed 

HVPOTHETICAL CONDITIONS 

No Hypothetical Conditions were made for this assignment 

The signature below indicates my assurance to the client that the development process and extent of analysis 
for this assignment adhere to the scope requirements and intended use of the appraisal If you have any 
spacinc questions or concerns regarding the attached appraisal reporl or if Cdliers International Valuation & 
Advisory Services can be of additional assistance please contact the individuals listed t)eiow. 

Sincerely, 

COLLIERS INTERNATIONAL 
VALUATION & ADVISORY SERVICES 

Jeremy Waning. MAI. MRCS 
Managing Direclor | Chtcago 
Csrtrfied General Real Estate Appraiser 
State of Jlinais License #553-001377 
-1 3126026157 
Jeremy walbngigicoiliers com 
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SFTE INFORMATION 

Larid Area 
Tol* I 

Topography 
ShBPB 
Acceaa 
EipOBure 
Currant ZOnlna 
Float! Zone 
Sfliimtc Zone 

HIGHEST & BEST USE 

Am Vacant 

EXPOSURE TIME & MARKETING PERIOD 

EjEp^furr Time 

VALUATION INDICES 

Fomier BSNF RAI Camdcx 
Lend - RiQn-ol-Wey 
W Jl f t tSlFHTlcS ATHlem Amfiue 
Oicago 
lUniM 
Booaa 

Acre a 
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Lawi ti iireet gmda 
îVQUIar 

A«reg« 
Average 
Venous (Sea ^onrng BeiMXi} 
ZmX 

Aiiernmsge AnO FUTUTB iriOuilnfli 

Squars Ftet 
413,IBS 

I f .̂1 

VALUATION SUMMARY 

MARKET VALUE 
AS^S 

INTEREST APPRAJBED FEE SIMPLE 

DATEOFVALUE 

ATF VALUE 
_Vali.e.Sr . 

L Ar^ii vftLUAriUN 

JULV ?3 2012 

t2.1T0,I)<Kl 

I U ^ ŝ  
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Portion from Sacramento to Weslem is highJiQhied in Gieen 
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Portion from Sacramento lo W 31' ' Street is highlighted in Blue 



GinJDA 

LOOKING WEST ALONG SUBJECT { I 2 f STREET) 
NEAR WASHTENA AVE. 

LOOKING EAST ALONG SUBj£CT |& 20 STRf ETJ 
NEAR AA5HTENA AVENUE 

LOOKING NORTHEASTERLY ALONG SUBJECT 
FROM SACRAMENTO AVENUE 

LOOKING SOUTHWESTERLY ALONG SUBJECT 
NEAR SACRAMENTO AVENUE 

LOOKING NORTHEASTERLY ALOriG bUBJECT 
TH 

FROM 30"^ STREET 
LOOKING SOLTTHWESTERLY ALONG SUBJECT 

FROM 30 STREET 
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PROPERTY IDENTIFICATION 

The subjecl is a portion of an inactive BNSF railway comcfor thai traverses from 31st Street to point just wes\ of 
Soulh Western Avenue aTonQ the south side of West 27lh Street m the City of Chicago The comdor is macOve 
ar̂ d bypasses several abuimg parcels zonrrig dislncts and uses most notably industrial and special use 
(govemmentali The siie is generally a lon^ nan̂ ow »trip of land that is typically al grade with surroui>ding 
parcels Ttie subject has a total estimated Ian cf area of 413 169 SF (9 49 AC). 

The entirety of the subject appears to t̂ e tan ejcempt and a detailed legal description was nd provided. 

CUENT IDENTIFICATION 

The client of this specific assignment IS BNSF Rahvay Company ĉO Jones lang LaSalle 

PURPOSE 

The purpose of this apOraisal is to devHop an opinion Of the Across the Fence Value of Ihe subject properly's 
fee simple interest 

INTENDED USE 

The intended use of this aptya^sel is lo BBSISI the client m making internal business decisions related to this 
asset 

INTENDED USERS 

Intended users of this reporl iticlude Jones Lang LeSaTle and BNSF Railway Company 

ASSIGNMENT DATES 

Dateof Repon Septeniber 1Q. 2012 
Daleof hspectjon July 23 2D12 
Valuation Dare • AS-B July 23 2012 

PERSONAL INTANGIBLE PROPERTY 

No personal property or intangible items are included m this valuation 

PROPERTY AND SALES HISTORY 

Current Owner 
A DUe reportnas not been cwovided Ownership of fhe subject properry is assumed to be vested m BNSF. 

Three-Year Sales Mlatory 
The subject ras not aiiJd m Ihe last |hre« years 

Sut>ject Sale Status 
The subject iH not currer^tly listed for sale. 

DEFINITIONS 

This section summanzes the definitions of value property rights apprafsed and value scenanos that are 
applicable for this appraisal assignment All other applicable definitions for this atsignment are localed m the 
Valuation Glossary section of tne AdQeryta 

DEFINITIONS OF VALUE 

Given the scoo© and intended use ofthis assignment, th« definition of ATF Value la appllcatHft 

Acro&K Ihe Fence (ATF) is defined as 

'In the v^uation of real estate corndors. the value concluded based on a companson with adjacent lands 
l>GfDre the consideraiFon of any other adjustm^t factors The ATF value accounts for location and market 
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conditions Accordingly this is an miennediate value withoul (or pnor to) the consideration of ths comflor 
factor'(Appraisal Institute The Dictionary of Real Estate Appraisal Fourth Edition Chicago 2X2, p 5) 

PROPERTY RIGHTS APPRAISED 

The property rights appraised constitute the fise simple interest 

VALUE SCENARIO 

The valuation scenanos developed m this appraisal repon include the ATF Value 



Glioma* 

INTRODUCTION 

The appraisal development ar>d reporting proceSSM requires gathenng and analyzing information rtwul thoae 
assignmeni elements necessary lo properly identify the appraisal problem to be solved The scope of work 
decision must include the research and analyses thai are necessary to develop credible assignment results 
given the intended use of the appraisal Sufficient information includes disclosure of research and analyses 
performed and might also inclufle disclosure of leaearch and analyses not performed The scope of work lor 
this appraisal assignment is outlined below 

• The appraiser analysed the regional ana local area economic profiles including employment po(>ula!ion, 
houBen(^d income and real estate trends The local area was further studied to assess the general quality 
arxJ condition and emerging development trends for tne real estate marKBt, The iitiTiediale market area 
was inspecEea and examined to consider external influences on the subied. 

• The appraiser confirmed and analyzed legal and physical features of the subject property induding sizes of 
the site lood plain data seismic zone zoning access and eicpaaure of the site 

• The appraiser completed inOuMnal market analysis that included lYiarvet and sub-marVet overviews The 
Chicago market and South Chicago sub-market overviews analyzed supply/demarrd conditions using 
vacancy absorption supply change and rent change statistics Conclusions were drawn regarding the 
subject property's competitive position given it% physical and locational charactensties the prevailing 
economic conditions and exieTial inluences. 

• The appraiser conducted Highest and Best Use analysis and conclusions were dfffm for the highest and 
best use ot the subject property As-Vacant Ttie analysis considered legal, locational. physical anO financial 
feasibility characteristics of Ihe subject site 

• The appraiser con^rmad end analyzed financial features of the subject prapvty including potenuai 
enUtlemwit issues 

• Selection of valuation methods considered scope TBqujrements and the intended use of the appraisal This 
appraisal developed the Sales Companson Approach to value which was adjusted and reconciled as 
appropriate The appraisal develops an opinion of ATF Value of the subject propeny s fee simple interest 

• Preparation of this appraisal in a Summary formal as indicated m USPAP Standard 2 

• lundantandtheCompetencyRuleof USPAP and the author of this report meets the standards 

t Felicia Bell provided signLflcant real property approisel assistance lo appraiser signing this certificatian. 
Assist^ce included gathenng analyzing and reposing regional and local area information conflnning and 
analyzing the subjects zoning, and connrmir^gsome of Ihe comparable data used for this analysis 
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SOURCES OF INFORMATION 

The fotlowir>g sources were contacted to obtain relevant mformalion 

ITB^ 

SOURCES OF INFORMATION 
souncE 
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SUBJECT PROPERTY INSPECTION 
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REGIONAL ANALYSIS 

The Chicago'Naperville-Joliet IL-IN-WI MSA is located along the southweslem shorefme of Laka Mchigvi in 
the northeastern section of the state of Illinois the northwestern comer in the state of Indiana and thm 
southeastern section in the state of Wisconsin The 14 counties that make up the MSA include Cook DeKalb 
DuPage Grundy Kane Kendall Lake McHenry and Will in Illinois Jasper uaî e Newton and Porter in 
Indiana and the county of Kenosha m WiBCor̂ sm As lypical of a Midwest location the Chicago MSA 
expenences the disimct changes of the seasons hot humid summers cold snowy v^d windy winters, with 
spnngs ancj autumns that fluctuates between sunny and mild to volatile temperatura fluctuations. 

Economy 
With a population of approiomately 9 7 million, the Chicago MSA is the 3fd most populated MSA m Ihe US -
trailing 1" place New York by over 9 milion ar>d 2™ place Los Angeles by 3 million The Chicago MSA enjoys 
an eiipanded economy based on finance insurance pnntmg and publishing manufactunng and food 
processing Over 400 major corporate headquarters make their home m the Chicago MSA with 27 of the 31 
Fortune 500 companies situated m Illinois among them M(?at notably are Walgreens. Boeing Kraft Foods 
Sara Lee Allstate Discover Financial Services Of^ceMai and United Continental HolOings Moody s Investor 
Services notes that every economic sector from ri«k management innovation lo manufactunng to informalion 
technology and (o health services are present and are key players in Chicago 

Since its founding Chicagci has been an important transportation and distriOution point, with an extensive 
irxlustnal base utilizing Chicagos inlar>d poit Even as the city tiecomes one the nations busiest aviation 
centers (Chicago^ O'Hare International Airport is now rated the third busiest airport in the world with an 
estimated 66G6S.390 passengore in 2010. rellectpng a 33% increase from 2009) 50% of U S rail freight 
continues to pass through Chicaoo 

The Loop or Chicago Looo is the historic commerclaf center wllhlheater and shopping for downtown Chicago 
IS the second largest commercial buBir̂ ess district m the Unites Stiiles after New York Citys Uidtown 
Manhattan Company headquarters within this district include CHASE Sank. United Airlines. UnrtOd Continental 
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Holdings Blue Cross and Blue Shield Association Sid l^ Austin Morton Salt as well as the Chicagoland 
Chamt>er of Commerce and over 20 foreign consulates In addition the Loop serves as the seat of govemmflnt 
for the City of Chicago and Cook County 

In addition to muftî bilTion corporations universities hospitals and public sector entities located within the 
Chicago MSA smaller busir>esses still continue to make up a large percentage of the local employment 
picture A 2011 report issued by Ihe U S Census lists 237 245 established busrnesses in the Chicago MSA 
(down 5.350 from lasi years reporti Of these tKJSinesses 276 companies employed 1 000 people or mors 
whereas 173 345 businesses employed 1-9 people representing 7Z% of all businesses listed These figures 
reflect the impact and importance of small business m [he local economy. 

Key Market Indicators 
CoSlar a commercial 'eai estate information corripany publishes analytic survey reports for various counties 
regions and major melropolitan areas throughout the U 5 The following mbnnalion provided includes key 
^ I s gitrnered from those reports 
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According to CoStar s cunent 4'̂  quarter reading the Chicago MSA Industnal Market has a vacancy rate of 
11 S% CoStar surveyed 1 149 657 701 SF in 21 604 buildings with 131 697 607 SF of availably space Ntf 
aPsorption for the overall industnel market was positive B 461 930 SF The average quoted asking rental rale 
for available rndusinal space was S4 67 per square rpol per year 

The quarterly reading of the Chicago MSA Office Market Analytics reported a vacancy rate of 14 B% Cosiar 
surveyed 453 491 009 SF in 12 261 buildings with 67.135 112 SF of available space Net absorption for [he 
overall MSA office market was positive 2 621 551 5F The average quoted ashing rental rate for available 
office space was S22 63 per souare foot per year 

Tha Retail Market had a vacancy rale of 6 5% in Ihe 4"̂  quarter Cosiar surveyed 494 676173 SF in 32 762 
properties with 42 195 036 SF of available space The net absorption for the overall tne MSA retail market was 
positive 1 736 760 SF The aveî age quoted asking rental rale for available retail space was $16 11 per square 
foot per year 



4 H ^ J ^ ^ ^ ^ ^ ai£33H 

Labor 
The U 5 Department of Labor reported a year-over-year job growth of 12.600 jobs (0.2H) within the overall 
nonfarm employment sectors for the Chicago MSA allhough S oul of the 11 work sectors reported losses Job 
gains occuned in the Professional and Business Services industry up 15 500 (2 6%) Trade TrsHisportalion 
and Utilities industry up 7 600 jotjs (1 0%j Eoucation ana Health Services industry up 3 700 jobs iO 7%] and 
Manufacturing up 2 700 jobs iOB%J Losses occurred m Conslnjcbon down 300 ]ot>s (0 3%) Information down 
5 500 JOOS (7.5%). Financial Activities down 2 500 jobs (1 0%] Leisure and Hospitality down 1 700 jobs (0 5%), 
Other Services down 2.300 jobs {1 4°^) and Government down 4 400 jobs 10.9%). 

Chic ago-^i^pervllte-Joliet MSA Nonfjrm EmployinenT Sectori-
Dectmtier 2011 
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Total employment has decreased annually over the pasi decade m the stare of Illinois and the metropolitan 
area by 0 1% From 2010 lo 2011 uriemployment decreased m Illinois by 70 bps moving from 10.5% to 9 B%. 
and by 60 bps in the metropolitan area moving from 10 4% to 9 6% 
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The MSAs May 2011 unemploymenl rate was 9 9% Since that time, monthly unemptoyment rates havt 
fuctualed but the most recent unemployment statistics for Apnl 2012 indicate an unemployment rate of 9 0%. 
which IS a decrease of 90 bps over the past year and indicates improvements in tt>e local job market Please 
note that employmenl figures are r̂ ot seasonally adjusted in this analysis 
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UNEMPLOYMENT R A r e S 
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The grmving trend in employment ts in the health care and education sectors Accenting to the Department of 
Labor these Iwo industries have increased by 120 300 jobs over the past decade Aithin the Chicago 
MSA Advocate Health Care provides care for more cancer and pediatric patients than any other health 
system m Illinois Naned as one of the nations top 10 health systems by Thcmpson Reuters Advocate 
operates the largest trauma network m Illinois, has more than 250 sites throughout the state ana employe 
26,000 in the Chcago Metropolitan area alor>a, 

JP Morgan Chase through its Chase suosidlary Is one of the Big Four banks of the United Stales and is 
neadquanered m the GO-story Chase Tower m the Chicago Loop Area housing its U S and Canada 
commercial and retail banking headquarters here The bunding is also the r^adquarters of Eirelon, a utiti lM-
holding company with vpronmately 5 000 employees 
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Demographics 
According ID Esr. a Geographic Information Sysiem TGlSl Company the Ct>lcaaP'Jp'lBt-^^"^ll^ It-
metropolitan area nas a 2010 toW population of 9 739 919 and has experienced an armurigroAth rale of 07% 
for the past decade which is higher than ttie Illinois annual grcNvth rate of 0 5% over this timeframe The 
metropolitan area accounts for 74 4% of the total Illinois population (13 069.726} Within the metropolitan area 
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the population density is 1 351 people per square mile compared to the IcMer HlmoiB population density of 235 
people per square mile and the Icywer United States population density of BB people per square mile 
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The 2010 median age for the metropolitan area is 364 which is 4 5 ^ younger than the United States median 
age of 37 0 for 2OIO The metropolitan area is anticipated to see Ihe median age to grow by 0 1% annually 
over the nert Ave years increasing the median agetn^^ "̂  hy 2015 
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The 2010 average household size for the metropolitan area la 2 7 which Is 5 4% larger than the United Slates 
average household size of 2 6 for 2010 The metropolitan area is anticipated to see the average household 
si2:e remain stable at 2 7 through 2015 
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The Chicago-JoJiet-Napervilte IL metropolitan area has a 31 9% renter occupied market compared to It̂ a 
lower 29 9% in Illinois and the lower 30 1 % m the United States 
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The 2010 median household income for the metropolitan area is S65 7% wh^h is 20.9% higher than the 
United Slates median household income of S54 442 The median household inccme for the metropolitan area 
IS prqected io grow by 3 1H annu^ly over the next five y«ar^ raismp ihe median household income to 
S76 699 by 2015 As is often the case when the median household income rates are higher than the nationa* 
average the cost of living mde* is higher also According lo the Amencan Chamt)er of Commerce Researcners 
Association (ACCRA] Cost of Living Index Ihe Chicago-Naperville-Joliel MSAs cosl of living is 114 4 
compared lo the national average score of 100 The ACCRA Cost of Living Index compares grocenes housing, 
utilities transportation health care and rni seel lan eous goods and services fcr over 30Q urOan areas 
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Education 
Ranked among the top "National Universities- In the U S by U S ^fws & World Report Chicago's top 
universities include Northwestern University University of Chicago Loyola University Chicago OePaul 
University Illinois Institute of Technology and University of Illinois at Chicago These and other local 
inttilutions of higher education contnbute to creating a world center of learning and research 

The University of tllmots Chicago and the University of Chicago are amor>g the top employers in the area and 
have a combined employment of over 20.000 With 26.000 students attending the Unn/ersity of Illinois Chicago 
and Over 15.000 attendirrg \t\e University of Chicago these institutions of higher learning add to the ov^all 
impact of the loc^ economy 
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Within the Chicago-Jollet'NapeivilIe IL metropolitan area 34% 0.221.998) of Ihe total population (9 739.919) 
has a four year college degree or higher, compared to Ihe lower 30% in Illinois and the lower 26% in the United 
Stales 
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REOKMAL SUMMARY 

In Summary and aside from the employment issues that continue to impact most of Ihe USA the Chicago MSA 
has a diverse culture ana business climate with a workforce that comturies and unites tc create and mamtaif̂  
an economic stronghold m Americas heartland while having the ability to affect regions not onty locally but 
nationally and internationally 
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INTRODUCTION 

In this section of the report 1 provide details aoout the locat area ar>d describe the influences that ae^r on the 
real estate marKel as well as the subject property A map of the local area it presented on the prior page 
Below are insights into the local area based on fieldwork interviews, demographic data and expenertce 
wording in thiB market A demographic study of the area is presented along the ngh! side of the page sourced 
by Site To Do Business [STDB Online) an on-line resource center that provides information used 10 analyze 
and compare the pasi present and future leends of properties and geographical areas 

LOCAL ARE A PROFILE 

The subjecl property is located in Chicago Mlinois within 
Coo*t County More Specifically the subjeci is located within 
Ihe Little Village [Or South Lawndalel neighborhood on 
Chicago s southwest side The area is bordered by Westem 
Avenue (easl) Cicero Avenue iwest; Ogden Avenue (north) 
and the Stevenson Expressway/lnleffilate 55 tsouth). Tha 
area is ur1>an rn nature 

Transportation Routes 
Putilic transportation is provided by the Chicago T r a n * 
Authonty iCTA) The Pinic line subway sen/ices the area 
(running along Cermak Road and terminating at 54° Street) 
aTongside numerous pubhc bus routes Primary vehicular 
access to the area is via 1-55 CermaK Road arro 26' Street 
leasi/west) and California Avenue Kedzie Avenue Pulaski 
Road and Cicero Avenue fnorth/south) Lastly commercial 
transit 'S conducied via the etfensive rail lines thai feed into 
the BNSF Clyde Yard facility to the west m Dcero Illinois and 
Ihe BNSF Corwith Intermodal faolitv, located slightly soulh 
across (-55 in Archer Heights 

Economic Factors 
The area is approximately three miles southwest of Chicago s 
central busmess distnct which is the economic center of the 
nation B third largest maniet area The largest employer in the 
more local area is Cook County given the presence of the 
Cool* County Courthouse and Correctional Facility complex 
near 26" Street and California The area west of Ihe Cook 
Courtly complex along West 26"̂  Street is dominated by 
restaurants and retailers who celebrate the ccmmunitys 
Mojflcan heritage Two annual events Ihat draw sizeable 
crowds and are strong economic drivers are |he three-day 
Cinco de May Festival and the Little Village Arts Festival held 
in October The southern portion of [he area ts pnmanty 
industrial users concentrated along the interslate 55 mcJuStriat 
comdor 

POPULATION 
1 HiLE J M I L S £ M J I . E S 

^WOCVHUA 

TQIdF^iptMtlBn 

T O i S R v u W o n 

f^ iang* 2000-9010 

c 7 w ^ i « M i O - 2 a i s 

PC 
30% ' 

20% • 

^ • n n 

} m ^ 

n 
Ay. A«t Afft A0I 
D^4 B a to- ia -

14 IB 
• 1 VILE 

TO3BS 

sa iQJ 

07^10 

- i .A i% 

- 1 4 J % 

J7T b M 

3437^2 

i rseae 

1ZS% 

-oeex 

A T K M 0 Y AGE 

ri [| n 
n M 44 

"SMiLee 

i f>f 

1 0^5 BOO 

1 osrsse 

1 HSQOe 

i l J H 

D7T% 

• fl^ 

4»^ u - aa. n -
54 H r i »4 

H O U S E H O L D S 

^OOQCmnaitt 

20^0^t3^mmtt3na 

Z01S r 4 u « ^ u U a 

QWi f ^TODO^mO 

amngm ^o^o-2Q^5 

1 MILE 

I J 7 ^ 

13.1^3 

M m 2 

-4 e m 

1 »•** 

J M i i Q 

lui i ro t 

M.B4J 

aa.ozi 

- i 7e% 

0 93% 

&M1 I .B 

UU 1 ^ 

u s 302 

3JS.lfl3 

tea% 

ODT% 

2010 HOUSEHOLDS BV INCOME 
1 MILE 3 U I L E 3 EH lLCe 

t t ju la l iak i hcDrrm B u i 

' :S I5 000 

SIS 000 124 000 
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tMMEDIATE AREA PROFILE 

This section dLSCusses uses and developmenl trends m the 
immediate area that directly impact the performance and 
appeal of the subject property. 

Predominant Land Uses 
The nortnern portion of the area consists primarily Gi single-
family and low-nse multifamily residential uses Commercial 
and retail uae& serving Ihe area are scattered along artenaif 
such as Pulaski Kedzie California Cermah and Ogden 
iHcTwever the most notable commercial corridor is Blor>g 26^" 
Street with its r^fniMned Mencan eateries Tlie Cook County 
Courthouse and Correctional Complex encompasses 
approximately 96 acres south ot 26"" Street between 
Sacramento Avenue and jusT west of Westem Avenue The 
comptex r^onedly contains the largest jail in the United 
Statei as well aa a criminal cou^house and various county 
sheriff wid con'ectional facilities The southern porlion of the 
area is influenced by heavy industrial uses which are pan of 
Ihe Interstate 55 industnal comdor that eiftends well beyond 
Ihe neighborhood ooundanes in each direction Tt>e mdustnal 
inventory consists primarily of older manufacturing and 
warehouse facilities 

SUBJECT PROPERTY ANALYSIS 

The following discussion draws conteirt and analysis on how 
the subject property is influenced by the local and immediate 
are mi 

Subject Property Analysis 
The uses adiaceni to the property vary given the subjects 
J«>glh but are predominantly industrial or governmental in 
nalure The commercial and residential appeal of the subject s 
adjoining parcels IB generally considered negligible 

Access and Exposure 
Access ID fhe iiTimedLate area Is B^tfaQm noting proximity to 
IfHentate 55 with access points at Western Avenije California 
Avenue and Pulaski Road Tne subject has several access 
points near iis intersection with several ToacJways in !he area 
The suPjecE s exposure from varies given its shape and Ier>g1h. 
while Siles adjoining the property generally have average 
exposure with clear street visibility. 

Sutiject Conclusion 
Trends m the locaJ and immediate areas as well as adjacent 
uses indicate an overall average ejdemgij influence for the 
subjecl. 
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SUMMARY 

Overall the condition and appeal of the market area ranges from below average to average Growth is 
physically restncted by the lack of urxteveloped lanfl New prqecli will likely come in the form of 
redevelopment As demand continues to i nCKm for unOerdeveloped properties and afler the real estate 
market begins to recover from the national recession, property values are expected Eo appreciate marginally in 
the suhject s immediate market area In the mtenm prisperty values for land ere twilicipeted lo be Slabte 10 
BlighUy irxreasing given the supply restnctions of undeveloped land. 
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General Oescrlptlon The subject Is a portion of an Inactive BNSF railway comdor thai traverses from 
31st Street to point ^ust west of South Western Avenue along the Boutn side of 
West 27th Street m tlie City of Chicago The comdor is inactive and bypasses 
several abutting parcels zoning distncts and uses most notably industrial and 
special use (governmental 1 The site is generally a long narrow stnp of land thai 
Is typically at grade with surrounding parcels As noted tMow the subject has a 
total estimated land area of 4^Z 169 SF i949 AC) The land area is estimated 
b n e d on surveys provided by Bf45F and may change if a professional survey 
determines more precise measurerr^ents The foll^Ming discussion summanzes 
the subject site si^e ar^ its charactenstics 

LAND SUMMARY 
SBITION oe: APT ION VBFMItffMRCa AC 

SacrimtniD u Vmirr^ SdciaiBriD ID lAhiim £0il(r2iBMnc«l 197009 3 0 
Sacwnanio«lilt JUISI laSAcrrrwiUi SC^iVSieilBml 27121S S00 
SKWTvqobllr K I T ST mSKFrvno » i i » ilvbc'i (^^ SiOl 24.e4a 0 57 
Grind TDIII 4111H >J0 

NumlHr o l BMSF Parcels 

Tolat Land Area 

Shape 

Topography 

Utilities 

Ac cess lb titty 

Exposure 

Seismic 

Flood Zone 

Easemenis 

Soils 

sa 

9.49 413.160 

irregular 

Level ar>d gerreially at street grade 

M available to the site 

A w e g e - Access to the immediale area is average noting proximity lo Interstate 
55 with access points at Western Avenue California Avenue and Pulaski f^oad 
The subject has several access pcnts near its intersection with several roadways 
m Ihe area 

Average - The subjeci is considered to have average exposure as compared to 
competitive sites m the general area 

The subjecl is m No Risk 

Zone X This is referenced by CommLinity Number 0074 Panel NumDer 
17031C0505J dated August 19. ^0OS Zone X is a Special Flood Hazard Area 
determined lo be outside the SOO-year flooaplam No Base Flood Elevations 
(BFEs} or depths are shown m this 20ne, and insurance purchase is not required 

A preliminary title report was not available for review During the on-site 
inspection no adverse easements or encumbrances were noted This appraisal 
assumes ttiat there IB no negative v i u e impact on the subiect improvements If 
questions arise regarding easements encroachments or other encumt>rances, 
further research is advised 

A detailed soils analysis was not available for review Based on the development 

of the subject it appears the soils are statile and suitable for the eiosling 

improvemenis 
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Hazardous Waste 

Improvement Deacrlpllon 

We have not conducted an independent investigation to determine the presence 
I3r absence of toxins on the subjecl property If questions anse ihe reader is 
strongly cautioned to seek qualified prnfessional assistance m this matter Please 
see the Assumptions and Limiting Conditions for a full disclaimer 

The Site is improved rail lines overgrown vegetation arid some minor asphalt 
and gravel paving No additional Site improvements could be confirmed based on 
visual inspection 

en 
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BNSF MAP 501192 (SACRAMENTO TO WESTERN) 
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BNSF MAP 501193 {SACRAMENTO TO 31ST) 
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TAX ANALYSIS 

The subject is tax exempt Aa such, a lax analysis is beyor>d the scope of this analysiS^ 

ZONING INTRODUCTION 

Zoning requirements typically establish penriitted afid prohibited uses building height lot coverage setbacks 
parking and other factors that control the size and location of improvements on a site The zoning sutjject 
property bypasses several zoning classifications which are summarized below: 

WunltlpflEllv GovBrninfl lonmq 

Curnnt Zoning 

Pamiiltsd Uaa* 
ijmned Mnitoctifing 
UgtHlMustiy 

Communrty Shopping 
NnghborrvvKl Shopping 
McilD' VehrclE RslaiHl Cammattiti 
Plannoif Dfl^opmant 

ftaaidantial Twio-Plfl TchwhoiaaA 
MultU>W 

Currant Ua* 
l iCurranlUH Lsgally Parmltlad'' 
Zmiing Chjnpo 

ZONING SUMMARY 

':iif< of Crt'cikgo PUirnng A Zoning Oapeflrnsni 
UmitBdUaniitetiiiinfliMI ^ '**^-2\ Ligrrr inauirry (U2-2y U2'3|. 
}1ma^ mduairy (M^Jj. Carnmunny Shopping iHJZ). NatgNnrtiood 
Comnwcdl |CM ^C^•3i. UoCor V«hii:»RBlfll*cf CominvrciHl {CS-
a), Plennad Dmrtqpnwnt tPD W PD n & ' PD ao / PD 1fi1). • 
RmdwitHlTwD^M- Tomtoutm A WuHiuni (HT4) 

OfKca r(flt*l Induiinfll 
Offlca Rtfaii mduiiiiai 
OfSca Retail induainal. Inlanw IridLiaEnai 
DHtflir^unrli abo* ground. Onicfl Relail 
L>H«ilini}Liniii MKhegrouna Olica f^tiki Light induainai 
r>H*(iing unta atma gnuid, t̂ Mce, Retail. Ug^ Indueinel 
pflT ipvcilc prdpeiiv, m CN* «a»e. ameer lo M IQr g o w m w i 
rociBHEion utaw 
Sing^D^bmily and mullliHTilty rsaklantltf 

PoilkDn al inmaivm ruhHy corndar 
I40l ApflliCBblfl 
r4ol I ikeiy 

The information presented is intended to provide a general overview oMhe subjects zoning classification The 
site IS a long narrow corridor that cannot be developed as a standalone parcel 

Detailed zoning studies are typicaHy performed by a zoning or land use e v p ^ including attomeys land use 
planners or archiiecis The depth of my analysis conelates directly with ihe scope of ihis a&sigrunenL and it 
considers all pertinent issues that have been discovered through my due diligence. 



INTRODUCTION 

As concluded ahead tne highest and best use of the sutiject site as-vacant it essemblage and future 
industrial Therefore this section provides a bnef study of industnal supply^demand conditions for the Chicago 
Market and South Chicago Submarket 

CHICAGO INOUSTRIAL MARKET 

The following is an analysis of supply/demand trends m the Chicago Industrial Market using information 
provided tsy CoStar widely recognized as a credible source for tracking market statistic*. The table below 
presents histoncal data for key market indicaiorR 
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The follawing table summanzes thet'ailing four quarter performance ntthe Chicago market 

CHICAGO TRAILING FOUR OUAHtER PERFORMANCE 
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Key ftupply'damand statistics for the moat recent quarter last year and histoncal averages for the l « l lO-years 

are summanzed below 

CHICAGO MARKET TREND ANALYSIS 
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Chicago Market Conclusion 

Based on the preceding analysis the Chicago industnal mvket demor^strates relatively sound fundamentals. 
Analysis of supply and demand indicators reflects the marltet is currently m a state of sttoilily with no evidence 
to prove this will change any time soon given the recent trend of absorption outpacirig construction. 

SOUTH CHICAGO INDUSTRIAL SUBMARKET OVERVIEW 

The following is an analysis of supply^rlemand trends in the South Chicago Industnal Submah'Bt usJng 
information provided by CoSiar The tahle Oelow presents historical data *ry iiev ma-i-et ndicators 
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The inventory contracted by 0 8% annutfly over the past ten years The majonty of the removed supoly was 
concentrated in the UIC and South Loop areas of Ihe submarket as a result of gentnficalion and 
redevelopment Despite the reduced inventory vacancy increased over the ten year penod while asking rents 
have fluctuated but remained relatively stable 

T?>e followmB taDlesummanzeslhetrailingfour quarter performance ofthe South Chicagn suhmarket 

p tnoo 
SOUTH CHICAGO I RAILING fOVR QUARTS* PERFORMANCE 

SLPPLV 

» n 3Q nsrs2sj& SF 
301140 nSSSOBBI SF 
3D12 ia ltBS31]flS1 SF 

3012 JQ Mfl 4BSB3S SF 

AOOm SUPPL V WT AQSOHPTIC* 

c : ; j -

OSF 

0 5 F 

OSF 

. . ^ _ . ^ r 

434.SZ7 SF 

( i e O S 3 l 4 ) S F 

3 « 7 . s M a r 

VACA1WCT 

lU b*. 

10 3 ^ 

110% 

10 B"̂  

ASKING RBfT 

S4 3S/5F 

• 4 04/SF 

S4 1D/SF 

'-•̂  



COmir*LEiJ entiaH 

Key supply/demand statistics for the most recent quarter last year ana historical averages over the last 10-
years are surnmanzed belo^ 

SOUTH CHICAGO MARKET TREND ANALYSIS 
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Souih Chicago Submarket Conclusion 
Based or rne preceding analysis The South Chicago IndUttrtll market demonstrates relatively sour>d 
fundamentals Analysis of supply and demand indicalors suggests the market is currenfly stable wilh no 
evidence to prove this will change any time sooh The greatest weakness of the market appears to be its high 
vacancy rates. 

The slabilily ofthe local iridustnal submarket and the built-up nature of the area have a positive impact on the 
Subject property The Industnal uses surounding the subject are infill sites with high ratio of building to land As 
a result il-s reasonable that there would be demand for assemblage 

EXPOSURE TIME & MARKETING PERIOD 

Exposure time is defined as The estimated leng^n of time the property interest Demg appraise would have 
been offered on the man<ei pnor to the hypfitheticat consummation of a sale at marvel value on ihe effective 
date of the appraisal a retrospective opinion based on an analysis of past events assuming a competitive and 
open market' [The Dictionary o'Real Estate Appraisal Appraisal Institute 20T0) ReasonaCJe e:rt)OSure time is 
impacted by the aggressiveness ancf eneciiveness of a property s exposure to market participants availability 
and ci»t of financing and Oemand for similar investment* Exposure Time is best established based the recent 
history of marketing periods for ccmparable sales discussions with market participants and inforniation from 
put>lished surveys 

Expoeure Time Coftctuafon 
The subject is a portion o' an inactive rail comdor that abuts severat difTorerit properties with varying 
ownership The adjoining uses vary somewhdt but ^ e largely inriuerTced t>y industnal and governmental uses 
While new development is currently staled due to the ongoing soft macroeconomic conditions acquisition by 
abutting users would te a desirable opportunity given the infill nature ol area Considenng these factors, a 
reasonableestimateof exposure time foftne subject property to a tmglelnterkn Investor IS l5to24rnanChB 
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INTRODUCTlOf4 

The highest and best use of an improved property is defined as that reasonable and most probable use that 
will support Its highest present value The highest and best use or mctst probable use mu«t be legally 
permissible physrcally possible Financially feasible and maiomally productive This section develops the 
highest and Eiesi use of Ihe subject property As-Vacant 

AS-VACANT ANALYSIS 

Legal Faclore 
The legal factors that possibly influer^ce the hignest and best use of the sivbject site are discussed m this 
section Private restnctions zoning building codes msionc tJistrict controls and environmental regulations are 
conBidered if applicable to tne subject site As a portion of a railway corndor the legal factors affecting the 
subject are different from typical real property The zoning of the subject and abutting properties vanes 
considerably but is pnmanly industrial and governmental in nature Overall legal factors support a proad raf>ge 
ofinduatnal governmental commercial and multifamily uses 

Physical & Locational Faciofs 
Regaramg physical characteristics tne nan̂ ow wdth and long shape preclude most devdopment options 
wrthout assmnblage Of the outright permined uses, physical features best support assemblage with 
neighbonng parcels 

The Subject s immediate area is projomale lo Interstate 55 with access points at Western Avenue California 
Avenue and Pulaski f^oad The 1-55 corndor is charactenzed with a heavy concentration of industrial uses In 
addition there L« strong demand for industrial land along the Chicago River 4South Branch) which runs parallet 
to the nonh cf the expressway Land uses south and east of the subject are all industnal m netura w ^ the 
exception of the Cook County Oepartmeni of Corrections and Courlhouse complex Kcwever ihe most NkeJy 
alternative use of this 96 acre govemmentaF complex would be for industn^ development if vacant given its 
surrounding uses and proximity to the Chicago River and Interstate 55 industrial corndor The land uses to tha 
immediate north and west of the subject are also predominantly industnal but include one ofT commercial and 
multifamily uses that serve as transitional uses to the heavier residential uses m the norineni portion of the 
area On balance the subject is dominated by induslnal uses and the moat likely use of the subject would 
industnal m nature 

WhUe residenijal uses are near the subject the only section of the subject zoned for residential is along 28"^ 
Street In that immediate area land development trends are for more commercial development than residential 
along the north side of 26'" Street while the Cook Counly complex dominates the south side of 26'" Street 
G'ven Ihe subjecl is situated south of 26'' Street neilher commercial or residenlial uses are likely for the 
subject 

As-Veoant Corbel us lor? 
TTw subject IS located m a heavlty developed area v^th exlsling utility and road infrastructure m place The 
adjacenE ownership would be enhanced through plottage which is ihe consolidating of adjacent lots into one 
larger lot with the consequent result of improved usability and increased value f^ulure development of abutting 
p^cels would benefit from the expanded site area wh^ch could be created Overall, the subjects highest and 
best use ds-vacant is concluded to be assemblage and fuluie mdustnal 
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INTRODUCTION 

The followirig presentation of the appraisal process deals directly with the valuation of the subjecl property The 
Across the Fence Value of the subjects fee simple interest are estimated using the Sales Comparison 
Approach The Cost and Income Capitalization Approaches are not applicable when valuing small portions of 
rail corndors such as the subject and are therefore ei£cluded Their exclusion is not detnmental to the reliability 
or credibility ofthe final value conclusion 

SALES COMPARISON APPROACH 

The Sales Companson Approach is based on the pnriciple of substitution whicn asserts that no one would pay 
more for a properly than the value of similar properties in the market This approach analyzes [;ompBrable 
sales by applying transactional and property adjustments in order to bracket the subjecl property on an 
appropnate unit v^lue comparison The sales companson approach is applicable when sufficient data on 
recent market transactions is available Aliemalively Ehis approach may offer limited reliability because many 
properties have unique char acten sites Ihat cannot t>e accounted for in the adjustment process 

LAND VALUATtON 

To establish the ATF Value the subject has been analysed by sales of individual parcels The subject is 
analyzed pnmanly by its location and zoning of adjacent pnjperties As previously diacussed the zoning of the 
subject and abutting properties vanes but is pnmanly influenced by industnal uses As such we have 
incorporated nearby industrial sales mto this analysis In an ATF valuation Ihe uriderlying assumption is that a 
conidor IS worth at least as much as the land through which it passes 
UNIT OF COMPARISON 

The most relevant unTt of companson is the pnce per square foot This indicator best reflects the analysis used 
b^ buyers and sellers m this market for land with similar utility and zoning in this marketplace 

COMPARABLE SELECTION 

A thorough search was made for land sales in lerms Df pronmity to the subject (location), zoning and date of 
sale In selecting ccmparables emphasis w^s placed on confinning recent sales of industnal sites that are 
similer to tr>e subject property in terms of location ar>d zoning. Overall tfv sales selected represent the best 
comparables available for this analysis. 

ADJUSTMENT PROCESS 

Qualitative adjustments are made to the comparable sales The followlr>g adlustments or general market trer>ds 
were considered for the basis of valu^ion 

Transactional Adjustments 
Dollar adjuBtmenia to the comparable sales were considered and made when warranted for transitional 
adjustment* in the sequence shown below 
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Properly Rights Transferred 

Financing Terms 

Conditions of Sale 

Expenditures Afler Purchase 

Market CDndilLons 

The v0luatron of the subject site was completed on a fee simple basis If 
warranted leased fee leasehoia and^or {partial interest land sales were 
adjusted acconUngty. 

The subject site was valued on a cash equivalent basis Adjustments were 
made to the com parables mvolvirig financing terms atypical of the maritetplace 

This adjustment accounts for extraordinary motivation on the part of the buyer 
or seller ofien associated with distressed sales and^or assemblages 

Adjustments were applied if site conditions wananied expenditures on the part 
of the buyer to create a buildable site Examples incluOe costs for razing pre­
existing structures general sjte cleanng and^or mitigation cf environmental 
Issues 

Market condiuons adjustments were based on a review of hWohcat #ale data, 
market participant interviews and revew of curreni versus historical pricing 
Based ory my nesearch the fbllowing table summanzes the market conditions 
adjustment applied in this analysis. 

FLAT ADJUSTMENT 

rr, T. 

Based on my research and interpretation of value trends I have elected to apply a flat market conditions 
adjustment The analysis applies an upward market conditions adjustmeni of 2'^ annuity reflecting the 
relatively conai9teni appreciafiCm thai occurred between [he oldest comparable sale date up through the 
effective valuation date 
LAND VALUATION PRESENTATION 

The following Larid Sales Summation Table Location Map and datasheets summarize the sales dal^ used in 
this analysis 

iPMilllPPMiVIPIPPIIlii mmum 
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LAND SALES LOCATION MAP 
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ATF VALUE 

Adjustment Process 
Thie comparable land sales indicate an adjusted value range from %S 14 to SSGCVSF with a median of 
55 4a/SF and an average o' £5 67/SF The level of lotal adjustment applied to the comparables is considered 
to t x moderate Overall the availability of mar̂ êt data and evlent of analysis was adequate to develop a 
reasonably credible opmion of land value The adjustment process for each ccmparable land saJe is illustrated 
in Ihe folloMTing paragraphs 
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LAND SALES ADJUSTMENT GRID 
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tn addition to the above transactions consideration is also Qiven to the foUowing active listings of mdustnal Isid 
and broker survey, 

• 4701 W 26"" Cicero. IL - The 8 4 acre parcel of land is an asphalt-paved lot that is listed for %7 3a;SF 
ot land area 

a 34" and Rockwell Chicago IL- Ttie 8 2 tKim parcel of lar>d is located appromrnately one tilOCk norfh of 
the But>jecl S Northern Porlion at a pnce of S5 03^5F of land area 

a 2642 W. 19\ChK:aga IL-This small (O.SSacrej parcel of indusintf land n listed tor Sa.13/5F of land 
area 

a John Basile Colliers International reported that m-fll industnal land is generally SS^SF in the 1-55 
industnal corndor 
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ATF Conclusion 

Based on the pnor analysis mduslnaf lend in the subjecTs Immediate area Is condUCW 10 have a unit range 
from S5 25 

CALCULATION OF ATF VALUE 

COMPO>«4l su&iBcr sr 1 FFrnMCLuaiOM ATF VALUi 
hcjrirviii -^jfri i i i 41 } 1«P u iroLJOo 
TOTAL A1J,1S* I 4 » fllTOftM 

VALUE CONCLUSION 

The foirowina table conveys the fnal opinion of ATF value of the subject site that is developed wilhm this 
appraisal report 

ANALVSIS OF VALUE CONCLUSIONS 

VALUATION INDICES MARKET VALUE 
AS-tS 

INTEREST APPRAISB) 
DATE OF VALUE 

FINAL ATF C 0 W ; L U 3 I 0 H 

FEfc SIMPLE 

EipQikrt Time 

JULV J l jni? 

S2.170 000 

latoUilDn^ 
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I certify that to the t3e«l of my knowledge and belief 

* The statements of fact contained >n this report are true ar^ conect 

• The reponed analyses opinions and conclusions of the signer are hmrted only by the reporled 
assumptions ar>d limiting conditions, and ^e my personal, impartial, and unbiased professional analyses, 
Opinions and conclusions 

* The Signer o' this report nas no present or prospective mieresi m tha property that is the sut>ject of this 
iBpon, and no personal interest with respect to tne parties involved. 

> Jtfemy Walling UAI URiCS has performed no services as an appraiser or in any other capacity, for tha 
property that is Ehe subrect of this report within t f^ three-year period immediately preceding acceptance of 
this assignment. 

f The Signer is nol biased with respect tO the property that is the subject of this report or to the parties 
involved with this aSsignmer̂ L 

a The engagement in this assignment was rwl conlingonl upon developing or raporting predeiermined 
resulis 

* The compensation for completing this assignment is not contingent upon the development or reporting of a 
predetermined value or aireciion m vafue thai favcs the cause of the client the amount of the value 
opinion the attainment of a slipul^ed result, or the occurrence df a subseq uent event directly rdated to the 
intended use of this appraisal 

• The reponed analysis opinions and cor>cluslDnB were developed and ihis report has been prepared, in 
conformity with the roquirements of the Code of PrxjtGsaional Ett'ics and SlmnSards at Pro/BSSKxtal 
Ap^fflJSB/Pfflcrceof the Appraisal Institute and Ihe Uniform Standsnis of Prd^mwkJnBl Appr&OBt PracUca. 
as set forth by theAppraisal Standards Boanj or theAppraisal Foundation 

a Jeremy Walling. W\\. MRtCS inspected the property that is the subject of this repoa 

a Feticia Bell provided significant real properly appraisal assistance to appraiser signing this certification 
Assistance included gaiherincf analyzing and repprling regional and local area information confirming and 
^alyzing the subject s zoning and t w information and confirming some of the comparahie data used for 
Ihi^ analysis 
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The use of this report is subject to ttie requirements of the Appraisal Institute relating to review by its duly 
authorized representatives 

As of the date of this report Jeremy Walling MAI MRICS completed the continuing education program of the 
Appraisal Institute 

rfi-xvM^ 
Septemtaer 10, 2012 

Jeremy WaHing MAI. MRCS 
Managing Director | Chicago 
Cenified General Real Estate Appreleer 
Stale of Ulinois License #553 001377 
• 1 312 TO2 6157 
Jeremy wallingQcotlfers com 

•ate 
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This appraisal is subject to the following assumptions and limiting conditions 

* The appraiser may or may not have been provided with a survey of the subject property. If further 
verification is required a survey by a registered surveyor is advised 

• We assume no responsibility for matters leg^ m character nor do we render any opinion as to title, which 
ts assumed to be mailietable All e)(istir>g liens encumbrances and assessments have iseen disregarded, 
unless otherwise noted, and the property is appraised as though free and clear under responsible 
(ownership, and ccmpetent managemenL 

• The evhlbits in this report are included lo assist the reader In visuaTlfing the property We heve made no 
survey of Ihe property and assume no responsibility in connection with such matters 

a Unless otherATise noted herein it is assumed thai there are no encroachments zoning, or resTr̂ ctlwe 
Violations ejusting in the subject property 

> The appraiser assumes no responsibility for detennming if the proQerty reauires environments approval by 
the appropnate governing agencies nor if il is m violation thereof unless otherwise noted herein 

a Information presented in this report has been obtained from reliable sources ar>d it is assumed that the 
information is accurate 

a This report Shall tje used for its intended purpose only and by the party to whom it is addressed. 
Possession of this report does not Include the nght of publication 

a The appraiser may not t>e required to give teabmony or to appear in court by reason of this appraisal with 
reference to the property in question unless pnor arrangements have been made therefore 

• The statements of value and all conclusions shall apply as of the dales shovm herein 

a There is no present or contemplated future interest m ths property by the appraiser which is not specifically 
disclosed in This repon 

» Without the wntten consent or approval of Ihe author neither all nor any part of Ihe contents of this report 
shall be conveyed to the public through advertising public relations news sales or other media This 
applies particularly to value conclusions and to the identity of the appraiser and the frm wrth which the 
appraiser is connected 

• This report must be used m its entirety Reliance on any portion of the report independent of others may 
lead tne reader to erroneous conclusions regarding the property values Unless approval is provided by the 
eMthor no portion of the repon stands alone. 

* The li^ility of Colliefs International Valuation &, Advisory Services its pnncipals ager^s and employees is 
limited to the client Further there is no accountabtkty. oUgauon or liaNily ID any third party If this report is 
placed in the hands of anyone other than the dienl the dient shall make such party aware of all limitinfl 
conditions and assumptions of the assignment and related discussions The appraiser ts in r>o way responsible 
(or tfiy costs incurred to discover or correci any defiaency m the property 

a The appraiser is not qualified to detect the presence of tome or hazardous substances o* matenals which 
may influence or be associated with the property or any adjacent properties has made no investigalion or 
analysis as to Ihe presence of such materials ano expressly disclaims any duly to note the degree of fault 
Cofliers International Valuation & Advisory Services and its pnncipals agents, employees shall not be 
liable for any costs expenses as^essm^ts or penalties or diminution in value property damage or 
personal injury (indudmg dealh] resultirig from or otherwise altnbutable to tone or hazardous substances 
or matenals mduding without limitation hazardous waste asbestos matenal formaldehyde or any smoke. 
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vapors soot fumes acids alkalis 
imtants contaminants or polluiants 

toxic Chemicals liquids solids or gasses waste matenals or other 

The appraiser assumes no responsibiKty for detemiining if the subject property complies wilh the 
Americans with DisabtlitiBs Act lADA) Colliers International Valuation A Advisory Services ils pnncipalSn 
agents and employees shall not be liable for any costs evpenaes assessments penalties or diminution in 
value resulting from non-compliance This appraisai assumes that the subject meets an accepiable leveJ of 
compllence with ADA standards J the subject is not m compliance the eventual renovation ccets and/or 
penalties would negatively impact t̂ ie present value cf the subject If Ihe magnitude and time of the cost 
were known loday ihey would be reduced from Ihe reported value conclusion. 

An orvsite inspection of the subject property was conducted No evidence of asbestos matenals on-site 
was noted A Phase 1 Environmental Assessment was not provided for this analysis This analysis 
assumes that no ast>es1os or other hazardous matenals are stored or found in or on the subject property If 
evidence of hazardous materials of any kind occurs ihe reader should seek qualified professional 
assistance If hazardous materials are discovered and if future mah^et conditions indicate an impact on 
value and increased perceived nsk a revision of tt>e concluded vtfues may be necessary. 

A detailed soils study was not provided tor Ihis analysis Ttie subjects soils and sub-soil conditions are 
assumed to be suitable tjased upon a visual inspection which did ryx indicate evidence of excessive 
sotUirig or unstable so-ls No certifiCBlion is made regarding the stability or suitability of the soil or sub-soil 
conditions 
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Total Hoor «aa deaigned lor me Doovency and 

aMdualva uaa tf tananta. kiduding baaamariiB 

and meuaiHvs. maaatfad fnvn Iha caniar tf 

jomt pariBorwig lo the oulaida wel aurlaoaa 
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The laaaonaOlv pmbaOla and legal use tf 
vacem t n i or en n^iiovBd mparty v m IB 
phyBcaDy poaaitM. aopmorr^^y Bupportad. 
inanct fy taaebla and thai raauNa m tha 
nigTiMtvakja The tour oniena ma higheat and 
Daw uae muai meat a n legal pemaaaftfty. 
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Though Vacani 

Among m\ raaaivvCile aHamaOve uaaS the 

UBV Etui viekia ma hi^^wil praaent land vakje. 
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vacant or can ba mada vacani by Oamokahlng 
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H ighHt and 0 B B I U B B of Property ea 

Improvad 

Tha uaa i r « Bhouto ba rnaO* tf a property aa 
I enaia An e«dng Improvemani t t io i id be 
ranovatod or f i t tmad aa la ao long aa t 
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vakJB tf tha fiOperty or tfi» Iha ralun Vrvn a 
new imprDvamant wxad morattwi tftaei the 
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COrwhJCiaiganawona iOtmnaryJ 

Hypothaiicai Canditton 

That whch la contrary to what a«ata but ta 
Buppoaad lor ma purpoaa tf anatyi* 
HypdhaUcal oondnona aaaumi conOMcfia 
conoary ID knin«n fadB about phyacal Mgai 
or Bconomc charactonBticfl tf tha aubfed 
prtiparty a about condMona antemal ID the 
pmpeity. mjOi aa martai cpndtons or benoa 
or about Iha ir«agn|y tf diaa uaad m an 
•nelysis tUSPAPl 
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CoBaiB tntofnaSonai 
STOe Annaaa 0ir«B S M V 
JiaCanaud CABfOOS 

•nm Lsilan C0n 

IrKoma Capltalliallon Approach 

in the mcoma captakzalion appioach an 

appraiser ana»yns a piopafiy'a capaaty to 

ganarata fLlura banalls and c M — " < D^ 

InOdme mlo an mdKaHon tf praaant valua 

The pnnopla tf Br*cVMon it ^mdamantti to 

n a JVproaoi TadirvquaB and procadurea 

M m thia approach are uaad to analyze 

comparabte aataa dBU and to maa*Ln 

ooaoiaBcanca m ma coat approecA (fJTh 

EdfJcM 

incurabla Functional OtisolncBTica 

An akamanl tf depreo^eon. a Oa^d caul ad 

by a daficiancy or BupeiatMduacy m tha 

atrudura matanaM or daaign thai cannot ba 

pradicatty or cconomicaNv conadad 

{OKUanmyi 

indlracl CDKIB 

EiipandMuaa or aSowoncoB for aama odiar 
than labor and matanala that am nacoBBary 
tor conatnicUOn Uil are noi typ^ca^y pan tf 
the cofatiudion conOaci tndnci ivaJB mar 
indude adminiBtrafve coita profaBBional 
laaa flnancmg COBII and the JrTieroBt paal on 
oonalrudion ktana lanaB and the buMar^ or 
Javalopafa an-nsii inauranca during 
conattudian. ar>d markeiing sates and 
teaaoHip coats mcunad to a d u v a 
occupancy or aaW f DrcttinaryJ 

Inaurabia Value 

Th> value tjt an aaaat or BBBat group thai i i 

covarad by an inauranca poUcy can be 

aatimated by dadudmg coau tf noo' 

maurabte nama tag land vamaj from 

merKeiielua ihfVSJ 

tntarim Uae 

Th« temporary uaa lo mMch a ate or improvad 
proparty is put tfW M la ready to t n put te tt 
futura highaai and beat uaa t tTBdmat f 

L^aaed Fee Interest 

A rreenoU (pt/nanfm mtvaal} uihaie iTia 
poBBBBBory iraara* has baan granted te 
anoihar party by craatgn tf a contracb^ 
landtortManant reHbonihip r O d o w y j 

Laaaaliold IniBraat 

Tha tananfa poaaeeaory mtvaal oaateo by a 

teaaa fDirnDrtary; 

LagBlly Nonconforming Uaa 

A uaa mat wot ia*tully estebliBned and 

matntelnad but no tonger oonlorma ta me uae 

regi^afiona of tha oaiain n rw ig m ma lone 

wfara it is kicAted. alao knoain aa a 

(pandhfharad UBB fOcbanaryj 

MarfiBt Study 

A macfoaconomic Bnatyiii mat BHammaB ma 

ganaral markat condttona tf si^iply damand 

and pnong or the damograpfac tf damand lor 

a BpaoAc area tf property type A martel 

vbMtf may alao mouda analyiH tf 

conatrudion and abeortfion trvndi l l T 

Edftorii 

Warltatablllly Stufty 

A micfoacononiic atudy mar eiiaminea ma 

martiatBbMWy tf a gnwi property or daaa tf 

pruparttea uauely bcLamg on ma markai 

aagniantB m atiicn ihe properry m Htaiy to 

ganaratt demand Warkatabiiity n u M a aim 

useful m detarmewig a apaoftc raghaat and 

oariuaa laaimg davatopmam praposMs. and 

profedng an appiopnaia tonant mi i ^ 3 ^ 

Etjuon} 
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InMrnaliBnal 
SrgS Arrnada Dnva SuU 
^lOCanaiMd CASJOOe 

www caUiara oom 

Marliat AnalyBia 

A prooeaa tor ojiaminlng tha demand hv arid 
aupply tf a property type « i d ma gaographc 
markai a m tor mal ptopaity type Ttvi 
piocaaa m aomabmaa faimed te pa a IMB n 
aaa ichofa t ia f t ^Bd t i on t 

dilflrkBt Araa 

The gKigraphic or tocattonai damaeson tf eia 

marKM lor a apadfic category tf raal eeuta 

l a ma area m vrfach aHvneeva avMar 

propadiaa altefliiiafy oompaia mam Vm a u t y d 

proparty tn ma nvtoa tf prooaoia potantiaf 

purdiaaars and uaara (f 3m ffftNvO 

Mirkal Rant 

Tha moat probable lura Ihal a property ahoiid 

bnng m a compatilhra and open marliai 

laltecnng ell condiona and reebvaiDna ol ma 

lypiai toaae araemara. indudmg the leriai 

a4uatmara and ravatuatkm pennmad uaas 

uia latDK^barm aipenaa obagaona larm. 

corvaaMm* renewal and cun:haaa CfMna 

antftenaniimprovamentaiTitj ir3i*^£tmani 

Harkai Value 

T ^ moat pntoabte pnce lahlch a properly 

tfiould bnng in a compan»e and open 

rrwiial under all corvdllioni reguiaMa to a 'av 

u i e ine buyer and Hilar each actmg 

prudarrliy and knowtedgaably. and BflBumir>g 

ma pnca it not affected Ivy undu^ ibmuiua 

ImpUcit m EhiB deftofUon a iha conaummation 

tf a sale aa tf a apadftad data and vm 

paaalng tf tMe m m aeUar to buyer i^idar 

condttona a f w a t ^ 

1 buyer arvl aailer are typically moiiveted 

2 bom partial are wall mfonnad or well 

advised, end actmg m whai Ihey cona^er 

mwr own beet kHaraals. 

1 a raeaonabla bme is 

eKpoauM m the open merkel 

altowad for 

4 payment is mada m t i rm i tf caih m 

U S dtftera or m larma tf fkiancid 

arrangamenii comparabia irMrtfo and 

fl the pnoa rapraaaofs ma normal 

conaidernon tor me property BoW 

ijnaftocted t>y apadel or creative financing or 

ConireiTtona. granted by anyone 

ilad wOh Iha aate lOmoa al 
CorttofoMr of Ota Currency fOCC} TM*B i J 
a Um Coda tf Fadarar ffeguUfion. ' ' a d 34 
Spbpart C - Apptaaata 24 42 fgJ <^lfK» tf 
Ttwtl SapatvmMir} fOTS} tS C^f* 5641 to} 
Titn V Biiao cDTT̂ DafbiiB wfh itm RTC fOlC 
FRS and HCUAOafmaionM at rrmrkml vatua.} 

Nal Operating Income fNOll 

The oduai or aniicipaied net income thai 
remBint • f la ' ab oparttmg eipervaa era 
deduded from afadrva groet ncome. but 
twhva mortgage deot aervica and booK 
dapreciaiion era dadudad Note Tri't 
da^nition mmors the convention ided in 
corponte ftoanoa ano bumaaa wakjaiton toi 
EBITDA (aammga before iniareii tanas 
dapraciMion and amortoaliont tOKianaiy} 

OtnolaBcanca 

One cMJaa tf dapieoabon an impairmani tf 

dMnONy and uaaAjtoaaa cauaad by new 

cnangas m oaav ' ' iMOveu 

tor pnjducflon or a tar rv i factors 

that rnake a propady toaa daaaabte and 

valuabte tor a ooramueO uaa may tM arlhar 

hmdtonal or aiterhai f OcbOnary) 
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Cfillwn IntBrntfional 
fl7ee Armede Ome Suae 
aiOCarHwd. t^AAKoa 

wiAt ceBaracam 

Ott-aHe CofllB 

Coaa mcurred m the developmenl tf e 
prciad aickidmg actual OuUng conatnjcson 
mate ag me coaia tf Mreeia aatewafta 
curbing irefnc Bignaii and wetv and aaVfOr 
mama ateo callad mmmon eoaia or oB-tta 
wivrwafmiVajatt iOiMJtmiy} 

On-elle Coaia 

tZoata incurred tor tha actual conatrudnn tf 
t)u«Smga ano imprtivamam on a padkaAv-
ela fO*ctntnB/yl 

OvaraoB Rsnl 

Tfv parcarSage rent paid over ar4 atxwe the 
guannlaad mmm^m ram or baaa rani 
calculated am • percantaga tf aeiea mancaaa 
tf a apacAad brapkavan aaiaa vokjma o T 
EObonl 

OvoraH Capnaltiallon Rata | O A R | 

AT inopma rata lor a loiai rod propaity mtereat 
t»at laltedi the lateftonaWp batwaan a wnjte 
yaara nai oparaiing ncom* aiipadBrvy and 
tha total pnipadyprioa or valua tDvlunaiyi 

Potanlldl Groaa Incurm {PGtl 

Tha loiai ifynrrw atrritiulBOia 10 real property 
ai full occupancy bafora vacarKy ano 
aparatiofl expanaaa am dadudad 
fDrcttoninv^ 

Potential Gmaa Irtu>m8 MulUplter(PGjll) 

Tha rMo between Ihe aai* pnca lor value) tf 
a propeny and ita annual poienttol gnMa 
income {̂ ^GIM > VIPQW l&dionaryl 

Preaeni Valua |PV) 

Tha vakjB tf a U t fe peymant cr a n a ot 
luti#a paymanti diacountad tO ma currant 

or to bme parted zero iDicMnaryl 

Parking Rat»o 

The moo tf pammg araa or parking apacea to 
an economic or phyaiCBi unM of companaon 
Mmimum wii^ad perkmg rattoa tor t«noua 
land uwa are often fiattd •> conmg 
ordinancefl rOidorwyj 

Proepecllv* Opinion of Value 

A vakja opmon tfledtva aa tf a apaoAed 
fubjradaiB The tami does not dtflna a type tf 
vakia inatead a kSantftes a valua opnon aa 
aRadrva at aoma apacdke toon OBta An 
opriton tf vakia aa tf a proapednv date m 
fraquentty nught m odntodton vain provada 
thad era propoaed under conathJdkm a 
und* corwamton to a new uaa or moaa W 
have not atfaawod saBoui or a atePitead to^ei 
tf kyig-term ocoJpency {DKOOtmry} 

Oualltauve Anatyala 

The procaaa tf Sccounbng for drftorancea 
lauch ea balwiien comparabia propamaa end 
the auCfad propady) thai ar* not gi«n|Aad. 
may ba cambnad wHh quarnbawe anaiyate. 
fOirilonaty} 

Ouantitaiiv* Adjuatmani 

In ma aato oompPhaan approad^. tha prooaaa 
tf making rwnancal adtuatmana lo Iha aala 
pncaa tf compPraplB propaitieB mdudmg 
data enatyeia ted¥iquaa EParad data 
anatyala voupad data anatyett ana 
aocondafy date anehwai sveascai viafyBiB 
grapnic anatyalB Irand anatyata coal analyBiB 
lOOM-tO'CU* dBpmaaiad COBEI and 
L^Hi ia im of rent drilaranc*B ub^By 
pracadea QualK îvs anelytiS tOthonary} 

Rintablfl Area 

Tha vTMhjnl tf apaca on wfach vm rar^ la 
baaed cakulatod accordng n tocal praciva 
fCceooafyJ 
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CdterakitemaaoMl 
aTBB Amiada tVva SmiB 
ZlDCanttad CAOnOB 

invw co^ie^ com 

RSplacamant Coal 

The aalimated coaf to conckud m currant 
pmes aa tf the affactrve appraiaal dau a 
autiittiiM tor [he puHding bomg acfimed 
k^pQ modem mataraft anc oMtmn 
itfndanjt de«*gn and layout r f ^ ErMv^l 

Reproduction Coat 

Tha aaiBtipted coal to conatrud at curreni 
[vKea ai tf the aHecnve d«e tf the eppraiael 
an eiad duplksite tf rapBca tf ma buHdlng 
trnng apprataad uvng ma aame matenals 
conatrudion aonoarda design layout end 
quekfy tf wonvnanariip arv amCKXtying aH tfia 

BuPOradaQuacva arid 

tf the aubfod buUdng i t x i \ 
£dvoiJ 

RvtrDBpaciive Valua Opinion 

A watoa opinkm afledive aa tf a apooAc 
Iwlorlcal date Ttie Mrm ooffa no( dalna a 
type tf vamo inaatad n deffnea a watoa 
opmion aa bamg eftoceva at soma apadBc 
pnor daia kiduHm tf thlB fype tf valu* wth 
mai term ii ^wopnate ag. 'latmapacbve 
mafkal valu* opinion 'iDKharmiy} 

3alea Companaon Approach 

Tha procaai or denvi'^ a value indlcahon for 
ttia auOfaa property by companng amular 
propemas that hair* racantty add wHh m* 
property b*mg appraised idanlrtyteg 
•pfi*n|wiala imits tf companson arid making 
adikntmenti to rhe mate pricae tor um pnc« 
aa apprapnatei tf m* comparabte propeniaa 
based on ratevar*. manafl-darivad atemama 
tf compenun The aatoa compartaon 
appnucti may ba uSed to vafue imprtrwj 
properoaa vacant land or land bamg 
conaidarad a* though vacant whan an 
adequate auppfy of comparable saV* >B 
available o f B d i m t } 

Scope of Work 

The lypa and aidant of raa^vcri and 
anaiyBiB m an aaaignmant Scope tf work 
tndudoa but IB nol limited to 

The e-nent to whtf:^ the proparty la KtentiRed 

Tlv avienl io which tangttf* propany la 
"lapadeo, 

The type and aifanttf data raaeonihed and 

Tha type and auaffl tf analyai* appiiad to 
amve al oomaona or concKdioni lUSPAPi 

Bhopplng Caotaf Type* 

ConHhuntf̂  Canifc A vwoomg cenur tf 
100.000 10 450 000 squara teat that uautfly 
coniBina one (unor departmant aiora a 
vilely alora diaeouni or dapenmant ttor*. 
A commumty chopping canter ganenDy haa 
bei*aon 20 and 70 rftaU lananta and a 
manat pogulaOon at^ipon tf ao.ooo to 
ISOOOOpaopte 

fiaiofinoiTHod Canter The imakni type of 
Shopping canw ganoraily with a groaa 
laaaabla area tf tiattiamn ^ 0 0 0 and 
1O0.OOO squara laei Typcal anchora 
mduda supermarketB arti pharmaciea 
Neighborhood thoppmg cenfars oner 
cortvemartca gooda and paraonal aarvices 
and usuaBy depend on $ market poputeOon 
Bi4>pod of 3.000 lo 40 000 people 

Poww Camai A large cenw tf 500 000 to 
2 Q million aquara faat anchorad Py ev*a or 
moraMLknadapenmantaiorai Thialypatf 
carVar « typicaVy aupponed by a populabdh 
araa tf 300 OOO pttipte t ^ ^ Ed4ian> 
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CaearaimenuMnel 
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Shopping Coni i r Typaa f con t l 

RWmiTi Q a r ^ A shopping canter tf 
300 000 to KW.DOO aquera teat thM is buHl 
around ona w two MMma dapartmant aiorea 
tf appioiimateiy 200,000 square teal each 
plut amafi fanam ipacaa Thia type tf canter 
l i typically aunxnad by a mnmum 
population of 150.000 peopla 

Buparadaquacy 

An aicssa n iha cappdty or quMy pf a 

Sbiiduf* or atrudural componani, 

daiarminad by market atandarda 

tOictnnvy) 

Surplua t j ind 

Land that <t nol cuiwiDy naedad to suppon 
Ihe eiEBling improvement bui cannot tw 
aaparaiad from ma property and add tfT 
Surplua tend eeea not have an mdapandant 
MgTiaat ana baft uaa and may or may not 
contntxjfa value to 1h« improved parcel 
^Ckdionaryj 

Tenant Improvemenla fTla) 

1 FHIIHJ improverrwfira •• Ih« land or 

BtTUdures inataBad for uaa t ^ a ' 

2 Tha ongrat natattouon tf ftolahed tenant 

apace in a congtnjcbcm profect. aubfed to 

periodic cfianga tor tuccaading tananta 

tDtcfonaryt 

THple hiat LBBBB 

A teaaa m which ma Wnani aBBumee aii 

anpanaai (Viiad and wanabte) tf dparaimg a 
pfoparfy Bkcapt that tha lantford m 
responsibia for Etnjdutai maHtenanca 
iMiiding raaarvBB. and managamanl Also 

m u . rnpUB not teaaa ut fuiy nal 

iOtdKnaryt 

LttabteAree 

Ttia araa that l» actually uaad by iha lariania 

maaaurvO from tha msiOe tf tha ananor 

walla 10 tha maida at WOUB aeparttng Vm 

apaca from halhaaya and common areas 

tDKtlarmiyt 

Uaeful Lite 

Tha peMd of tima over wnich a atiuctura or 

a component of a prooariy may raaaonpbly 

ba expadad to perform me function for 

^ K t i n was duigneo {Oaana/y} 

Vic ant y i n d Collection LOB a 

A deduction from potential proai mcomfl 
iPOiimadatoraAadirBomadaduciJont dua 
ID vacencwfl wnant lumovar. and ncn-
peymani tf rani alao dtfad racancr ana 
cractf toa» or vacancy and cononQancy loaa 
Often vacancy end cdtec^on k m la 
e>praaa*d aa a percentage of mtanUal 
groaa mcoma and ahouia re lad Iha 
compaiittve markei ns troatmanl Can dHTer 
acconling lo rha irrtaraat being appraraeo. 
propanv lypa capitaH£aiHyi malhod arid 
timathar iha property is al ilabtliiad 
0ea«Vicy fOaionary) 

Vteld CapltallzaUon 

A method uaad te convert tutut* beneMa 

mto praeant ^afije by IJ dnoournmg each 

future benaHl M * n appnaprtate ytpU rate, or 

2) davaksCHng an OvaraB rate ttipt aipkcitly 

renacta the mwaimanTa mooma panam 

hoioing penoO value chariga and yWd rate 

fO-dJonary^ 
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ow •13l}e02«lST 
' M - t s t i s a s i 

CohO^ IntfmAlorlBl 
2H USaiwSifBBf 
U N BOO 
Chcaocr iBHaiaMaQ? 

BHW ooavs cam 

SUSJNaSS EXPERIENCE 

Jeremy vWling aervai a t Om Managmg 

Diredor for CoiMrt imtfneUonal Vak^aVon A 

ActtfiBory Sanficea m Chicego Ihnoia Hd 

amanafva avpenance m commercial real 

afltate IB fiM:uBeo on proparttes tecaied fn die 

Chkcago melroptf «Bn area but also mdudafl 

aiaatt located throughout iiipnon Indiana 

Iowa Michigan andlMacornm 

Retail aaaignmantB tiava rangad from 
fraeatanding retail itorea to auparraglonal 
ane^wng mallB whJia inOuilnal aaaigfmiarwa 
induda dtetflbtften warvhouaei truck 
lermmefB and manutedunng fadlittaB 
O t n a aasignmenia induda high-na* CEtO 
buHdmga low^ la mid-npa auburtian onicaa 
and madicei offtca buUmga Raaidanbai 
•saignmenlB mciuda rea^teniiai Bubdrv«iona 
and corx^minium da*iatopme"tB and 
oonvonioni Eopvnanca Mtti other piopeny 
lypas indudaa haaitn dulJ teokbaa 
hoapNallly propamaa aanior living facUitiei 
parking g ^ ^ g * * arte vacant land 
Speoieiaad red aalaGa aiwgnmania inauda 
rlgN-of-«iwy profeda vacated rpHrtiad 
comdora and <ib« opbc cffbte aaaemanta 

Cttente aarvad maud* accountanta 

nvaalmani fkrma law firma lender* pnvate 

eofpo'iboha unvaraitiea tecaf 

mumcipaiiiiai and puow agandaa, 

mchjdmg GonerBi Sarvtcea Admrniafabcm 

(OGA)andtJS Dapartmanl of hfouvng and 

Lktwn Davalopmani |HUD) 

Quaiined aa an aiped wrnaaa to Vm Circuit 

CotflB of Cotfi County and Wi i County 

PRIOR EXPEf^lENCE 

Ml Maiing waa formany a Director at 
Integra Rnl tv Reaomaa m Chicago IL H t 
cartai E»gan in 1007 a* a raal astela 
anaiyal wDi MlChad U d y Advisors 

MEMB^SHIPS LICENSES AND 
PROFESSIONAL AFFILIATIONS 

Apprai&Bl InaiFluia MAi DaaignBiiiyi 

Royal Iniiituia tf Chartafed SunreyO>S, 

MRICS DaaigneUon 

Civcago Chapter of Appraiaal tniotuta. 

Boardt f Otfedorm 201&Z0T2 

APPRAISAL fNSTlTUTE COURSES 

Succaaa^iiy compiaiad all counaa af*a 
anparianca raqulramenta to qualify for ir>e 
UAI dajlgnaUun Mr Waning waa awarded 
ma deugnaiion in 200B ara haa oompter*d 
the raqmramanii under tha conbnumg 
aducabon progrvn of ma AppraABl tnauuta 

Accelerating success. 
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REPRESENTATIVE F " R 0 J E C T S 

Adnralum of South BanmgiDniuraBtyteSnopi><r-rfi^c-ii«-, 

Coearv Hnamabonal 
7N LaSaaaairHi 
SiiWftOO 
CADBflO aknoaeOBOS 

nw« ojilwrB com 

AOMContar Chicago IL iCBOOflk:aj 

Boamg BuiUmfl, Chicego, IL iCBD Oftk:*) 

BufllngiDn KadMr Ganr IN l5urplua Land and Hart>or improvemantel 

Dtfkaen Fadartf P tea Radavakipnieni Projeci Chicago IL (CBD Offtca Ratad and Vacar« 

land) 

FrankNn Pcinl [lavelapmani Site Ch«ago. IL fResidonhai f^annad OavdopmanT Srle) 

MoKnia Raaaaren and Devak^omont FaGiity Cnampakgn IL fRaiaartfi Partt} 

WorViemTruBiOparaiiona Center, Chicago lu isjngia Tonant Offtca) 

nivar Eait Art i Canter, Chcago IL (MuwHJaa Davaiopmani Convvraion) 

U S Poatd Ofike Camer Annev Chvago. IL tCBO mduamai i HOU Anafyva) 

KfOS RivBTBkM Chicago lL(CBDOfnca> 

SOCHM SacurHy Ragionai Haadquadara Chicago, IL rSmgte Tanani Oflkal 
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